
 
 

 

 
 
 
 

Please note that by law this meeting can be filmed, audio-
recorded, photographed or reported electronically by the use 
of social media by anyone attending.  This does not apply to 
any part of the meeting that is held in private session.  The 
Council will webcast the meeting. 

Please ask for: 
Gurdip Paddan 

 
* Reporting to Cabinet 
 
 

8 January 2020 
 
 
Dear Councillor 
 
 

You are requested to attend a meeting of the WELWYN HATFIELD BOROUGH COUNCIL 
CABINET PLANNING AND PARKING PANEL to be held on Thursday 23 January and 
Wednesday 29 January 2020 at 7.30 pm in the Council Chamber, Council Offices, The 
Campus, Welwyn Garden City, Herts, AL8 6AE. 
 

 
 
Yours faithfully 

 
Corporate Director 
Public Protection, Planning and Governance 
 
 

A G E N D A 
PART 1 

 

1.   SUBSTITUTIONS  
 

 To note any substitution of Panel Members in accordance with Council Procedure 
Rules. 
 

2.   APOLOGIES  
 

3.   MINUTES  
 

 To confirm as a correct record the Minutes of the meeting held on 13 January 2020 
(previously circulated).  
 

4.   NOTIFICATION OR URGENT BUSINESS TO BE CONSIDERED UNDER ITEM 8  
 

Public Document Pack



5.   DECLARATION OF INTERESTS BY MEMBERS  
 

 To note declarations of Members’ disclosable pecuniary interests, non-disclosable 
pecuniary interests and non-pecuniary interests in respect of items on this Agenda. 
 

6.   PUBLIC QUESTION TIME AND PETITIONS (Pages 5 - 10) 
 

 Up to thirty minutes will be made available for questions from members of the 
public on issues relating to the work of the Committee and to receive any petitions. 
 

7.   LOCAL PLAN PROPOSED ALTERATIONS - ADDITIONAL SITES (Pages 11 - 
1282) 
 

 
Report of the Corporate Director (Public Protection, Planning and Governance) on 
the Local Plan proposed alteration – additional sites.  The purpose of this report is 
to consider which new sites should be proposed to the inspector for inclusion in the 
Local Plan.  

 

8.   SUCH OTHER BUSINESS AS, IN THE OPINION OF THE CHAIRMAN, IS OF 
SUFFICIENT URGENCY TO WARRANT IMMEDIATE CONSIDERATION  
 

9.   EXCLUSION OF THE PRESS AND PUBLIC  
 

 The Panel is asked to resolve: 
 
That under Section 100(A)(2) and (4) of the Local Government Act 1972, the press 
and public be now excluded from the meeting for item 10 (if any) on the grounds 
that it involves the likely disclosure of confidential or exempt information as defined 
in Section 100A(3) and Part 1 of Schedule 12A of the said Act (as amended).  
 
In resolving to exclude the public in respect of the exempt information, it is 
considered that the public interest in maintaining the exemption outweighs the 
public interest in disclosing the information.  
 

PART II 
 

10.   ANY OTHER BUSINESS OF A CONFIDENTIAL OR EXEMPT NATURE AT THE 
DISCRETION OF THE CHAIRMAN  
 

 
Circulation: Councillors S.Boulton (Chairman) 

S.Kasumu (Vice-Chairman) 
A.Chesterman 
B.Fitzsimon 
G.Hayes 
T.Kingsbury 
 
 
 
 
 

J.Quinton 
D.Richardson 
A Rohale 
P.Shah 
P.Zukowskyj 
 



 Co-opted Members:- 
Tenants’ Panel Representatives 
To be appointed 

 
 Corporate Management Team 

Press and Public (except Part II Items) 
 
 
If you require any further information about this Agenda please contact Gurdip 
Paddan, Governance Services on 01707 357349 or email – 
democracy@welhat.gov.uk  
 

mailto:democracy@welhat.gov.uk
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Cabinet Planning and Parking Panel Public Questions on 23 January 2020 
 

 
1. Nigel Matthews – Chairman North Mymms District Green Belt Society 

 
"The North Mymms District Green Belt society is extremely concerned about the 
massive allocation of Green Belt land in the Parish of North Mymms; about the 
disproportionate impact of the proposed housing allocations upon the Parish as 
a whole and  in particular at Welham Green and Bell Bar/Brookmans Park. 
There appears to have been  no consideration by the Council of the 
overwhelming effect that this would have on the existing communities, in terms 
of the pressures on infrastructure, the provision of services and the damage to 
the environment. Will the Council address these issues.  If the Council proceeds 
with these proposals will they ensure that all necessary infrastructure, including 
schools, roads and medical services are in place before the housing 
developments are functional.” 
 
Welwyn Hatfield response 
 
In so far as infrastructure is concerned, the Council has been in contact at 
various stages of the Local Plan process with key infrastructure providers, 
including Hertfordshire County Council on schools planning and transport, and 
the NHS Clinical Commissioning Group on provision of health facilities.  We 
have received recent updates from these bodies, and the updates will form part 
of a revised Infrastructure Delivery Plan to be published shortly.   
 
The Site Selection Background Paper includes a section on infrastructure 
implications for every settlement likely to receive growth.  
 
The Council will use its very best endeavours, for example through the use of 
planning obligations and or CIL, to ensure that necessary infrastructure is 
delivered in a timely fashion to serve new development, however the 
responsibility for delivering such infrastructure ultimately rests with the relevant 
providers. 
 

2. Howard Dawson 
 
“I am a resident of Welham Green and a Regulation 19 party to the Welwyn 
Hatfield Local Plan Examination. I will be attending the CPPP meeting on 
23 January and wish to submit my question in person. 
 
I have made numerous representations to the Local Plan Examination 
predicting that the Council would allocate a significant number of new housing 
sites in Welham Green, but would not make any significant site allocations in 
Brookmans Park. My prediction has proved to be true. 
 
In Welham Green, the Council proposes the allocation of seven sites for 
residential development and one site for a new 2 Form Entry primary school. All 
of these sites are physically within or adjoining Welham Green and will become 
an inclusive part of the community. The total proposed additional housing 
provision in Welham Green is 592 new dwellings. 
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In Cuffley, the Council proposes seven site allocations for 485 new homes on 
sites which are all within or adjoining Cuffley and will become an inclusive part 
of the community. 
 
In Brookmans Park, the Council now proposes the allocation of just three sites 
within the village for a total of 149 new dwellings. However, in order to give the 
false impression of significant new housing sites in Brookmans Park, the 
Council has included two sites in Bell Bar for 404 new dwellings and a site to 
the west of the East Coast Mainline Railway for 300 homes. So, whilst the 
Council is claiming that 853 new homes will be provided in Brookmans Park, in 
fact, 704 of those homes are not in Brookmans Park at all and will not be part of 
an inclusive community. 
 
This is a repeat of the trick used by the Council prior to 2016, when it claimed 
that BrP7 for 100 new homes was in Brookmans Park when that site is in Little 
Heath, one mile southeast of Brookmans Park. 
 
It is also a fact that two of the sites proposed for 600 new homes (BrP4 and 
BrP34) are located beyond strong and permanent Green Belt boundaries of the 
A1000 and the railway which is in direct contradiction to government Green Belt 
policy, particularly when other more suitable sites are available within 
Brookmans Park, but have not been allocated. 
 
BrP4 was also found to be high harm if released from the Green Belt and is 
located in the fragile gap between Hatfield, Welham Green and Potters Bar 
where development would severely compromise the physical, visual and 
perceptual gap between Welham Green and Brookmans Park along road and 
rail transport corridors. 
 
It is obvious that BrP4 has only been proposed for allocation in order to locate 
new housing outside the village of Brookmans Park, for political rather than 
planning reasons. It will be Welham Green and Water End that suffer the 
consequences of that political decision. I even predict that in the fullness of time 
the Council will find a way to refuse development of BrP4 and BrP34 resulting in 
very little new development for Brookmans Park. 
 
The Council has now assessed Stanborough, Lemsford, Woolmer Green, 
Swanley Bar, Little Heath, Northaw and Newgate Street all as individual 
settlements. Only Bell Bar and the rural site to the west of the railway line are 
lumped in with another settlement. 
 
The consequence of the Council’s misrepresentation of housing sites in 
Brookmans Park will cause prejudice to the proposed public consultation and 
give a distorted picture of housing distribution within the borough. It is 
foreseeable that the existing residents of Brookmans Park will claim that their 
village is being overdeveloped compared to Welham Green and Cuffley when, 
in fact, the opposite is true. 
 
Before any public consultation commences, would the CPPP please confirm 
that it will amend its Local Plan “Additional Site Allocations” to show that  
 
1. The small village of Bell Bar will be required to accommodate 404 new 

dwellings, 
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2. Brookmans Park will accommodate just 149 new dwellings and, 
3. BrP4 (HS22), which is in open countryside to the west of the East Coast 

Mainline railway should be added to the “Rural Sites” allocations, not to 
Brookmans Park allocations. 

 
Welwyn Hatfield Response 
 
BrP4 adjoins the village of Brookmans Park on its western boundary.  
 
BrP34 (the Transmitting Station site) is a large site which lies to the east of 
Brookmans Park and Bell Bar. 
 
Should all of the sites around Bell Bar and Brookmans Park be taken forward, 
they will look, in the first instance, to the services and facilities in Brookmans 
Park. Hence it is considered reasonable to present all relevant sites for these 
two settlements in one joint section.  
 
The forthcoming consultation document will show the relevant sites around Bell 
Bar and Brookmans Park, consistent with the approach taken in the 2019 
consultation on the sites promoted through the Call for Sites. 
 

3. Sue Chudleigh, Clerk, North Mymms Parish Council 
 
‘’Would the Council please explain how, when considering the Green Belt sites 
around Brookmans Park, Welham Green and Little Heath, they have considered 
the cumulative impact of the removal of so much land from the green belt. 
Further, would the Council demonstrate why it has chosen sites that will lead to 
coalescence of the villages of Brookmans Park and Welham Green and change 
the character of two rural villages into a small town. 
 
Finally, why has it completely ignored the previous responses which showed 
overwhelming objections to housing on these green belt sites?’’ 

 
Welwyn Hatfield Response  
 
The Green Gap Assessment 2019 reviewed land between settlements, the role 
that gaps play in maintaining settlement pattern and character and the impact 
that development may have on that role. The assessment considered how the 
draft site allocations and promoted sites in the gaps would affect settlement 
separation and recommends the identification of a number of policy gap areas 
and mitigation measures to offset any erosion of these gaps.  
 
The proposed allocations would not result in the coalescence of Brookmans 
Park and Welham Green. A gap of 402m would remain if both WeG6 and 
BrP12a were to be allocated (this would be wider than the gap between most of 
the settlements in the northern part of the borough) and the settlements would 
remain separated by the railway embankment, woodland and intervening open 
land.  
 
The level of growth proposed at Welham Green (5% of all proposed housing 
growth in the borough) and Bell Bar/Brookmans Park (7.2%) is not sufficient to 
deliver the full range of services and facilities that are characteristic of those 
found in the borough’s towns. Both villages will remain defined as ‘large 
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excluded villages’ in the settlement hierarchy with Hatfield and Welwyn Garden 
City continuing to be defined as the boroughs two towns.  
 
Significant levels of objections have been raised to the release of Green Belt 
sites for housing throughout the various stages of consultation on the emerging 
Local Plan. However, the Council has a duty to prepare a Local Plan and in 
doing so must demonstrate how it will meet the Objectively Assessed Need for 
housing in full. Insufficient land supply exists within the borough’s urban areas. 
A case of exceptional circumstances exists to release land from the Green Belt. 
The Council is seeking to minimise the harm to the Green Belt to the lowest 
possible extent whilst being mindful of the need to address the need for housing 
and have a Plan that is found sound. 

 
4. Councillor Bernard Sarson on behalf of Northaw and Cuffley Parish Council 
 

'What steps are being taken by WHBC to guarantee that the SEA / SA takes full 
account of the cumulative and synergistc effects of plans, policies and 
programmes of neighbouring authorities, including committed and proposed 
developments in Broxbourne and Enfield and the A10 CAZ, when considering 
the impacts on traffic and air quality in Cuffley?' 
 
Welwyn Hatfield Response 
 
Cumulative effects (including synergistic effects) are considered in the 
‘Cumulative Effects’ section of the Sustainability Appraisal (Chapter 6 of the 
2016 Report).  This considers the likely effects of the plan as a whole against 
the likely future baseline.  The SA Addendum refers to the assessment of 
increased growth at paragraph 6.8 which it states does not change the 
cumulative effects identified in the 2016 SA. It will be reviewed and updated if 
necessary in the SA Addendum (2020), once there is certainty on the proposed 
updates to the Plan.  
 
Appendix 3 and Chapter 3 of the 2016 SA Report discuss the relationship of the 
plan with other plans and programmes, which has been used to inform the 
future baseline, against which the policies and site options are assessed.   
 
By its very nature the Habitats Regulations Assessment considers cumulative 
effects. It summarises planned growth in surrounding authorities (Appendix 3 of 
the 2016 HRA and updated 2020 HRA), and the HRA has informed the SA with 
regards to effects on biodiversity (SA objective 4.6).  
 
LUC’s approach to SA, including consideration of cumulative effects, is in line 
with that used across the industry and has been tested successfully at many 
examinations. 
 

5. Russell Haggar 
 
“There are substantial errors in the Sustainability Appraisal sections in the Site 
Selection Assessments of sites Wel1, Wel2, Wel6 and Wel15.  Will the council 
correct the appraisals accordingly, and then reconsider these four sites' 
suitability for inclusion in options 1, 2, 3 and 4? 
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(For information, the errors are as follows: 
 
For Wel1, Wel2 and Wel15, under "Significant positives" it is claimed that issues 
4.2 ("Reduction of greenhouse gas emissions from transport") and 4.3 ("Helping 
to avoid/reduce air pollution") are both addressed by the sites being "within 
400m of four bus stops".  What the assessment fails to mention is that these 
bus stops have a total of three timetabled services in each direction over the 
course of a week.  Moreover, these bus stops are in narrow residential streets: 
they are served at present by a minibus-sized bus, and could not accommodate 
a full-size bus vehicle.  This means that the idea of c.240 new homes being 
served by these bus stops sufficient to make a "significantly positive" 
contribution to their sustainability is not credible. 
 
For all of Wel1, Wel2, Wel6 and Wel15, issue 6.6 ("Provision of training, skills 
development and lifelong learning") is supported in the site selection 
assessment with the statement that each site "is within walking distance of 
education establishments".  The only such establishment (in the singular) is 
Welwyn St Mary's Primary School, which provides primary education but neither 
training, skills development nor lifelong learning. 
 
For none of Wel1, Wel2, Wel6 and Wel15 is any mention made under 
"Significant negatives" of the water supply.  Homes in and around Welwyn 
village are supplied by Affinity Water from nearby boreholes within the Mimram 
river aquifer.  This aquifer is already under strain due to the current number of 
homes, and Affinity have struggled to reduce water usage levels by their 
consumers leading to more abstraction than is sustainable.  More homes at 
these sites will noticeably increase this load.  Not only is further depletion of the 
aquifer going to be an addition Significant Negative issue, but the alternative of 
pumping water in over a long distance from outside the Mimram basin will come 
at a substantial carbon cost: ie another Significant Negative. 
 
For Wel15, the response under Significant Negative issue 4.5 
("Conservation/enhancement of the borough’s character, historic environment, 
and heritage/cultural assets") fails to make any mention of the major 
archaeological significance of this site.  Hertfordshire County Council's experts 
and the professional archaeological community agree that this location is the 
likely heart of the original Roman and pre-Roman settlement that underpins 
Welwyn's 2000+ years of history and continual settlement.  This site selection 
assessment makes no mention of this very significant negative.)” 
 
Welwyn Hatfield response 
 
Consultation on the suitability of these sites for development has taken place 
with the highways team at Herts County Council, the education team at Herts 
County Council, the Environment Agency, Affinity Water and the archaeology 
team at Herts County Council, none of whom have raised any concerns relating 
to the principle of the allocation of these sites for development. 
 
The consultation event will allow for comments to be submitted on the 
Addendum to the Sustainability Appraisal 2020 and whether this is legally 
compliant for this stage of plan making.  
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It is recommended that your comments are submitted during the consultation 
period. The council’s specialist Sustainability Appraisal consultants will be 
asked to consider all the comments received on the Sustainability Appraisal at 
the end of the consultation process. 
 

6. Welwyn Planning and Amenity Group 
 

“Regarding Proposed Development Around Singlers Marsh, Welwyn: 
  
Sites Wel 1, Wel 2, Wel 6 and Wel 15 will all require improved vehicular access 
from the Codicote Road.  The Site Selection Background Paper 2019 notes that 
the current road and bridge will need to be widened to cope with road traffic 
from those sites, and that a third party landowner has indicated a willingness to 
work with the site promoters to achieve this. 
  
Can you confirm whether or not this “third party landowner” is WHBC and 
whether the land for these improvements will come from the Singlers Marsh plot 
and the amount of commercial benefit that the landowner would receive from 
the site promoters (or others) in return for the use of Singlers Marsh land? 
  
Finally, please inform us what studies have been carried out to estimate the 
effect of noise and emissions produced by several hundred extra cars daily on 
the ecology of Singlers Marsh.   Given that Singlers Marsh is a designated 
Local Nature Reserve in WHBC’s own Management Plan, how is any 
development of this valuable public amenity permissible? 
 
Welwyn Hatfield response 
 
An area of land within Singlers Marsh would be required to deliver highway 
widening if Wel1, Wel2, Wel6 and Wel15 were selected. 
 
The third party landowner of Singlers Marsh is Welwyn Hatfield Borough 
Council. 
 
No decision or agreement to sell the land or widen the bridge has been entered 
into at this stage. 
 
No negotiations have taken place in respect of a possible commercial benefit. 
 
Only a willingness to enter into a Memorandum of Understanding has been 
initially indicated if the site is taken forward for development. 
 
No concerns have been raised by wildlife bodies in respect of the possible 
impacts on Singlers Marsh and no evidence studies have been carried out. 
 

Non – CPPP Members Wishing To Speak 
 
Duncan Bell 
Malcolm Cowan 
Bernard Sarson 
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Part I 

Main author: Sue Tiley 

Executive Member: Cllr Stephen Boulton 

All Wards 

 

WELWYN HATFIELD BOROUGH COUNCIL 

CABINET PLANNING AND PARKING PANEL – 23 JANUARY 2020 

CABINET PLANNING AND PARKING PANEL – 29 JANUARY 2020 

REPORT OF THE CORPORATE DIRECTOR (PUBLIC PROTECTION, PLANNING 

AND GOVERNANCE)  

LOCAL PLAN PROPOSED ALTERATIONS – ADDITIONAL SITES 

1. Executive Summary 

1.1 The Council submitted the Local Plan for public examination in May 2017.  
The inspector has advised that the plan cannot be found sound as currently 
submitted as it does not meet the objectively assessed need for housing.  The 
Council therefore undertook a further call-for-sites exercise in January-
February 2019 and consulted on all of the suggested sites in May-June 2019. 

1.2 The purpose of this report is to consider which new sites should be proposed 
to the inspector for inclusion in the Local Plan.  

1.3 It reports on the results of the Housing and Employment Land Availability 
Assessment (HELAA) and the updated Strategic Flood Risk Assessment 
(SFRA).  Both documents are published on the Local Plan website at xxx. 

1.4 It considers the results of the public consultation on sites. 

1.5 It considers any policy implications associated with sites which are considered 
to be technically ‘suitable’ coming forward and the cumulative impact 
associated with combinations of sites.   

1.6 The Site Selection Background Paper is published as Appendix A to this 
report. It sets out the methodology for assessing which sites and 
combinations of sites are suitable for allocation and the infrastructure issues 
associated with those combinations.  It is supported by detailed site 
assessments which set out the results of the HELAA, the impact on the Green 
Belt, the sequential flooding test, the extent to which the site would help to 
deliver strategic objectives and the sustainability appraisal of those sites. 

1.7 It ultimately recommends a scenario which comprises completions, 
commitments, windfall assumption, existing sites in the Submitted Local Plan 
and 36 new sites to achieve a total of 15,952 dwellings. 

1.8 It also highlights that there are a number of other scenarios. The report also 
discusses the following approaches one which avoids all high harm to the 
Green Belt to achieve 14,958 dwellings; one which seeks to maximise 
protection of employment land to achieve 15,361 dwellings; one which 
maximises delivery on all available sites to achieve 17,827 dwellings; and an 
alternative scenario which retains existing sites in the Submitted Local Plan 
and only adds in new urban sites to achieve 13,994 dwellings. 
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2 Recommendation(s) 
 
2.1 That the Panel note the results of the technical evidence with regards to sites 

already in the Submitted Local Plan. 

2.2 That the Panel note the results of the technical evidence and public 
consultation with regards to new sites for potential inclusion in the Local Plan. 

2.3 That the Panel considers the sustainability implications related to different 
strategic options, the Sustainability Appraisal Addendum and Habitats 
Regulatory Assessment. 

2.4 That the Panel recommends to Cabinet that the sites identified as Option 1 in 
the Site Selection Background Paper (Appendix A to this report) in sections 
10-24 be published for public consultation as sites to be added into the Local 
Plan or where capacity on sites already in the Local Plan is intended to 
increase, alongside the Sustainability Appraisal Addendum and Habitats 
Regulations Assessment which inform this option. 

2.5 That the Panel gives delegated powers to the Head of Planning and 
Corporate Director (Public Protection, Planning and Governance) to produce 
the consultation material in consultation with the Executive Member for 
Planning, to reflect the decisions made by members. 

3 Background 
 
3.1 The Submitted Local Plan’s housing target did not meet the OAN in full and 

the Examination Inspector considered there was insufficient evidence to justify 
this and asked the Council to consider adding in additional sites and carry out 
an assessment of harm to the Green Belt from sites coming forward. The 
updated Green Belt evidence was considered at the Stage 5 hearing session 
in November 2018. 

3.2 The Inspector also asked the Council to review the implications of the 2016 
Population and Household projections. These were considered at the Stage 6 
hearing sessions. 

3.3 A programme of work was agreed with the Inspector last year and a call-for-
sites exercise took place in January 2019. A total of 144 sites were promoted 
for inclusion in the Local Plan. Consultation on these sites took place between 
May and June 2019 and over 10,200 response were received.  

3.4 Examination hearing sessions last year in December 2019 were rearranged to 
take place immediately after the General Election. These considered the 
implications of the latest population and household projections and any 
necessary changes to the plan period as well as the northern part of Birchall 
Garden Suburb. The remainder of Birchall Garden Suburb and the proposed 
new village at Symondshyde will be debated at the hearing sessions in late 
February/early March 2020.  

3.5 As well as assessing the capacity and suitability of new sites in the HELAA 
(Housing and Economic Land Availability Assessment) other new evidence 
has also had to be commissioned to ensure that sites are assessed on a 
consistent basis. This comprises: 

 Strategic Flood Risk Assessment (SFRA) update 
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 Landscape Sensitivity Study 

 Green Gap Study 

 Transport modelling 

 Sustainability Appraisal (SA) and Habitats Regulations Assessment 
(HRA) 

 Green Belt Stage 3 

3.6 Infrastructure providers have also been consulted on the implications of 
individual sites and groupings of sites, different dwelling distributions and 
phasing of delivery.  

3.7 Viability evidence is being updated to inform the Community Infrastructure 
Levy (CIL) Charging Schedule, but this evidence is also relevant for the Local 
Plan. 

4 Explanation 

4.1 The results of the Landscape Sensitivity Study and the Green Gap Study 
were reported to Members at Cabinet Planning and Parking Panel on 31st 

October 2019. The Inspector’s consultation on these documents has now 
closed and the comments are being considered by the consultants and will be 
debated at forthcoming hearing sessions. Both studies have been used to 
inform the individual site assessments but are not fundamental to decisions 
about whether or not a site should come forward.  

4.2 It is proposed that a modification should be made to Policy SP3 Settlement 
Strategy and Green Belt boundaries to refer to the Green Gap Policy Area 
Approach and the need for mitigation where development comes forward in 
the relevant areas. 

Strategic Flood Risk Assessment 

4.3 Stages 1 and 2 Flood Risk Assessment for the Submitted Local Plan was 
carried out by JBA. For the Level 1 study, this report reviewed relevant policy 
and legislation, existing information in order to understand the flood risk, and 
discussed and made recommendations in terms of Flood Risk Assessment 
requirements for individual planning applications and policy considerations. 

4.4 The Level 2 study focused in on 22 sites that were identified as being 
potentially affected by different sources of flooding. More detailed studies of 
these areas were undertaken, including modelling where none previously 
existed or where it was insufficient in detail. As a result of this, one site was 
excluded (Thunderbridge Yard, Welham Green) and recommendations were 
made for further assessment or mitigation measures for the other sites. 

4.5 This Level 2 study needed to be updated to consider the implications for flood 
risk associated with new sites. In practice, this has resulted in more of an 
overall review, including some work that would normally be considered in the 
Level 1 study, as a policy review has been undertaken in order to consider 
new local and national guidance and any new modelling and data that has 
become available in the interim. 

4.6 A screening exercise was undertaken for all sites, including those already in 
the Local Plan, to account for any changes in data affecting the site, or 
boundary changes that could have occurred in the intervening period. 
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Through this process, 9 sites were identified for further assessment that 
included a mix of sites primarily affected by fluvial flood risk and by surface 
water flood risk and one site already in the Local Plan assessed for surface 
water flooding, reflecting the increasing importance given to surface water 
flooding issues. None of these sites have insurmountable flood risk, however, 
Barbaraville has fairly significant surface water flood risk as well as an un-
modelled culverted watercourse that is in open channel up to the boundary, 
before passing underneath. Further modelling work will need to be undertaken 
at the planning application stage for this site. Due to the size of the site and 
vulnerability of the end use proposed (caravans), the capacity of the site or 
pitches sizes may be affected. 

4.7 Consultation has taken place with the Environment Agency (EA), 
Hertfordshire County Council as the Lead Local Flood Authority (LLFA) and 
our own internal flood resilience/emergency planning team and amendment 
have been made to accommodate their concerns. The report has now been 
endorsed by the EA. 

4.8 As required by the NPPF, the sequential test has been applied to all sites and 
where necessary the exception test needs to be applied. This is set out in the 
accompanying Flood Risk Sequential and Exception Test Document. The 
sequential test aims to steer all development towards flood zone 1 or the 
lowest available area of flood risk if there is no flood zone 1. Mainly due to the 
fact that the borough has a low percentage of land within the flood plain, all 
the strategic sites put forward can be provided within flood zone 1. The 
developable area and subsequently the site capacity has been calculated 
excluding areas of flood plain that are present on a small number of sites. 

4.9 The exception test is required where development is planned to take place in 
flood zones 2 and 3, following the application of the sequential test. It 
assesses whether the development will provide wider sustainability benefits 
and whether it will be safe without increasing flood risk elsewhere. However, 
because all allocations are situated in flood zone 1, the exception test has not 
been required. 

Plan Period, Housing and Jobs numbers 

4.10 At the time the draft plan was prepared, the Objectively Assessed Need for 
Housing (OAN) was assessed as being within the range 12,616 to 13,434 
dwellings (2013-2032) which is equivalent to 664 to 707 dwellings per 
annum.  

4.11 Further, at the time the draft plan was submitted for examination, the OAN 
was under review. In the event, the SHMA 2017 concluded that there was a 
need in Welwyn Hatfield for around 800 dwellings per annum, equivalent to 
15,200 dwellings over a 19 year period (2013-2032). During the earlier Local 
Plan examination hearing sessions it was acknowledged that the plan period 
should extend to 2033. Further technical work has been produced throughout 
the examination to consider the effect of the most up-to-date household and 
population data-sets on the OAN. 

4.12 At the hearing session on 17th December 2019, the Inspector heard evidence 
relating to the implications of the government’s 2016 population and 
household projections.   
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4.13 Following the submission of further evidence the Inspector has written to the 
Council and concluded that the OAN of 800 dwellings per year for the duration 
of the plan period remains appropriate. (EX178 in the examination document 
library) https://www.welhat.gov.uk/local-plan/new/examination/documents 

4.14 The Inspector also heard evidence relating to the plan period. The Council 
accepted that the plan period should be modified to have a fifteen year post 
adoption period but that the start date should also be moved back to 2016. 
The Inspector’s letter to the Council accepted this position.   

4.15 This results in an OAN of 16,000 dwellings for the revised plan period of 
2016-2036. 

4.16 The Inspector’s note does however make reference to the revised population 
and household projections which are expected to be published later this year. 
He warns that it may be necessary to revisit these figures unless sufficient 
progress has been made to deem it inappropriate. 

4.17 The hearing sessions in December 2019 also considered new evidence on 
jobs numbers and the need for employment land. This considered the need 
based on forecasts for the economy and the needs arising from a growing 
population. It should be noted that this relates purely to the B Class 
employment uses (offices, manufacturing and warehousing) and not to other 
forms of employment. The session considered the requirements for different 
plan periods. 

4.18 The Inspector concluded that the population based approach was not an 
unsound approach to take with regards to the provision of employment land. 
He has accepted that in order to meet those requirements there will be a need 
for the release of land from the Green Belt but that individual employment 
sites proposed for release from the Green Belt would still need to demonstrate 
exceptional circumstances by setting out how it was contributing to the need 
for specific types of employment land. 

4.19 The population based approach identifies a need for 60,210 square metres of 
B class employment floorspace over the plan period 2016-36 or 11ha. 

4.20 Table 1 sets out housing land supply comprising completions, commitments, 
windfall assumptions and existing Local Plan sites with updated capacity 
calculations, from 2016 onwards. 

4.21 Table 2 sets out employment land supply comprising completions, 
commitments, windfall assumptions and expected losses, from 2016 onwards. 

4.22 The analysis of windfall supply has also been updated to take account of 
changing trends and the potential impact of introducing an Article 4 Direction 
which will remove permitted development rights for the change of use of B1 
strategic office sites to C3 residential use. 
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Table 1: Housing land supply 2019, Draft Local Plan 2016 sites, windfall 

allowance, completions and commitments 

Supply Number of dwellings 

Completions (2016-2019) 1,446  

Commitments (excluding Local Plan sites) 1,268 

Windfall allowance 1,304 

Draft Local Plan sites (8,027) + updated capacity through 

planning permissions/applications (645) 
8,672 

Small sites (urban, and not in windfall allowance) 17 

Total 12,707 

4.23 This continues to fall short of the OAN for the plan period 2016-2036 (16,000), 
with an indicated shortfall of 3,293 dwellings.  

Table 2 Employment Land supply 2019 Draft Local Plan 2016 sites, windfall 
allowance, completions and commitment  

Supply Floorspace (sqm) 

Completions (2016-2019) -18,515 

Commitments (excluding Local Plan sites) 27,242 

Windfall allowance -23,160 

Draft Local Plan sites (capacity updated where planning 
permission now granted) 

61,090 

Vacant Sites (excluding Chequersfield) 9,200 

Total 55,857 

 

4.24 This results in a ‘to find’ figure of 4,353sqm for employment land. As can be 
seen from the completions figure, the borough has less employment 
floorspace now than it did at the start of the plan period.  

Site Selection Methodology 

4.25 Section 7 of the Site Selection Background Paper (Appendix A to this report) 
sets out the methodology which has been followed for the selection of sites. 
Table 7.1 provides a useful summary of the key stages and is reproduced as 
Appendix B to this report.  

4.26 The methodology addresses the concerns and questions raised by the 
Examination Inspector and is consistent with national policy. It is similar to the 
approach adopted for the 2016 site selection process but has been amended 
to take account of the examination hearing sessions so that sites in or 
adjoining Green Belt washed-over villages, and sites promoted for residential 
development in employment areas have now progressed to a more detailed 
stage 2 assessment. 
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4.27 The methodology essentially consists of a filtering process where sites are 
assessed in an increasing level of detail. Stages 1 and 2 comprise the HELAA 
assessment. Stages 3 – 6 are covered in the Site Selection Background 
Paper. At Stage 3 individual sites assessment are carried based on policy 
objectives, relating to flooding, the Green Belt, sustainability appraisal, 
infrastructure and strategic advantages and disadvantages. The Stage 3 
assessment can be found in the Appendix to the Site Selection Background 
Paper. Stage 4 comprises the settlement level assessment where cumulative 
impacts are considered and conclusions reached on which sites should go 
forward. Stage 5 comprises an assessment of different strategic options and 
stage 6 results in the identification of the preferred option. 

Results of the Housing and Economic Land Availability Assessment 

4.28 The Housing and Economic Land Availability Assessment (HELAA) has been 
updated to review conclusions on past assessment where new evidence has 
been submitted and to assess the suitability, availability and achievability of 
new sites promoted through the call-for-sites exercise. The results of this have 
been published as an Addendum to the 2016 HELAA and is available for 
viewing on our website https://www.welhat.gov.uk/evidencebase 

4.29 The conclusions of the HELAA indicate that 73 of all the sites assessed are 
considered to be suitable, available and achievable for development. The 
assessment indicates a potential capacity of these sites is 5,095 dwellings.  

4.30 The HELAA has also considered the promoted additional capacity on sites 
allocated in the draft Local Plan. This resulted in a potential net increase of 
262-5 dwellings. 

4.31 At first sight this would indicate that the Council could more than meet the 
OAN if it releases land from the Green Belt. 

Table 3: Potential capacity from HELAA sites found suitable, available 
and achievable for housing 

Dwelling Potential  

 
Urban Sites (dwellings) 

Green Belt 
sites 

(dwellings) 

Total 

(dwellings) 

New Sites 1,397 3,698 5,095 

Allocates 
sites 

0 262-5 262-5 

 

4.32 The HELAA also indicates potential capacity for B class use related 
development on three sites. Two sites (BrP34 and Pea106) provide the 
cumulative potential for 12,276 square metres of B1a/b class use 
floorspace as part of mixed-use schemes (assuming no losses). However, 
Pea106 result in an overall loss of employment floorspace as it currently 
4,560 square metres of B2 floorspace. 
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4.33 A third site (Hat20) provides the potential for a mix of B class uses (61,725m2 
B1a/b or 32,920m2 B1c, or a mix of B1 class uses, or a mix of B1 and B2 - 
B2 only as part of a mixed use scheme) . 

4.34 However land at Chequersfield is no longer considered to be suitable or 
achievable for employment use and insufficient evidence currently exists 
around the suitability and achievability of the site for residential use. 

4.35 Five sites, partly or wholly in B class uses, have been found to be suitable for 
residential use, which provide a potential capacity for 685 dwellings. However, 
Prior Approval is already in place for one of these sites and for part of another 
site to be used for residential purposes. If all of these sites were to come 
forward for housing, this would result in the loss of 20,846 sqm (gross). 

4.36 One site was found suitable, available and achievable for a standalone 
primary school site at Welham Green.  

4.37 There are some opportunities to increase densities on sites already identified 
in the Submitted Draft Local Plan (some have already been granted planning 
permission for higher densities whilst others have had consent for slightly 
lower numbers than estimated).  

4.38 The inspector has already stated at earlier hearing sessions that he does not 
think two sites should come forward (Waterside in Welwyn Garden City and 
Coopers Green Lane). 

4.39 The NPPF requires local planning authorities to plan positively for growth 
unless harm to other objectives in the NPPF outweighs the benefit. Paragraph 
182 of NPPF also requires the Council to consider whether the borough could 
meet the unmet requirements of neighbouring authorities where it is 
reasonable to do so and consistent with the principles of sustainable 
development. 
 

4.40 It should be noted that whilst this Council has written to other neighbouring 
local authorities within the Housing Market Area to see if any can assist in 
meeting this Council’s needs none have indicated they can do so. 
Furthermore the London Borough of Barnet has written to this Council asking 
if this borough could assist in meeting their needs. 

Table 4 Potential employment (B class) land losses and gains  

Supply 
Urban sites 

sqm 
Green Belt sites 

sqm 

Total 
Floorspace 

sqm 

Potential losses (gross) - 
Sites promoted through the call 
for sites for residential use  

-16,771  -16,771 

Potential gains (gross) - Sites 
promoted for mixed use or 
employment uses (Angerland 
Common potentially delivers up 
to 61,725sqm) 

1,653 10,623 – 71,725 
+12,276 to 

+74,001 

Total (net) -15,118 10,623 – 71,725 -4,495 to +57,230 
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4.41 Whilst sites have been assessed on an individual basis they now need to be 
considered in terms of the potential distribution and their cumulative impact on 
infrastructure, other sustainability considerations and the harm to the Green 
Belt. 

Call-for-sites consultation responses 

4.42 2,034 individuals and organisations responded to the call-for-sites public 
consultation in May-June 2019, making 10,249 representations. Of these 
comments, 98% were made by individuals and 2% were from organisations. 
Just over three quarters of comments (76%) were received online, 16% were 
received by email and 8% by letter.   

4.43 Four petitions were lodged, two of which related to the same site. All of these 
signatures opposed the selection of these sites for allocation. 

 WGC6, 6a & 10 – 38 signatures 

 WGC6, 6a & 10 – 77 signatures 

 Raybrook Farm – 385 signatures 

 Welwyn – 922 signatures 

4.44 Overall, 87% of comments were objections to promoted sites, 4% were 
supportive and 9% neither objected nor supported. Only one site did not 
receive any comments (StL17 in Stanborough) and only three further sites 
(Pea103, Pea104, Pea105 in Welwyn Garden City) did not receive any 
objections. Sites in Cuffley received the highest number of comments (2,722) 
although Welwyn had the highest number of respondents. The views of 
residents in the towns were particularly underrepresented as they made up 
only 8% of the responses but make up 76% of the population. 

4.45 Outside the borough, comments were made from people living in North Herts 
in relation to sites in Woolmer Green, in particular WGr3 which is in effect an 
extension to Knebworth and those living in Hertsmere in relation to PB1, 
which in effect would be an extension to Potters Bar, and to Nor1 which lies 
just to the north of Little Heath and Potters Bar. Representations were also 
received from people living in East Herts in relation to Dig3 and living in 
Broxbourne in relation to sites in Cuffley, Newgate Street and Northaw.  

4.46 Not everyone who responded to the consultation provided information on their 
ethnicity, age and religion. Monitoring of those who did indicates that as with 
previous consultations the views of younger people were underrepresented in 
the response, with two age groups 55-64 and 65-79, which together represent 
21% of the borough’s population, but accounting for 51% of consultation 
respondents. White British respondents were also over represented and Black 
British in particular were under-represented. 

4.47 The representations are available for viewing on the council’s website 
https://welhat-
consult.objective.co.uk/portal/planning_policy/consultation_may_2019/local_pl
an_sites_consultation_may_2019?tab=list   

4.48 Appendix C provides a summary of the issues raised in the responses for 
each site. Consistent themes raised related to the following: 
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 Harm to the Green Belt or the Green Belt boundary resulting from sites 
being developed, with a number of respondents stating that exceptional 
circumstances had not been demonstrated 

 Harm to the environment resulting from the sites coming forward – 
character of settlements, ecology or heritage assets 

 Infrastructure in particular traffic congestion, schools, and the lack of 
GPs and doctors surgeries 

 Concern about existing air quality and the potential for new 
development to exacerbate this was a frequent concern raised by 
respondents expressing concern about sites in Northaw and Cuffley. 

4.49 Duty to Co-operate and statutory bodies raised the following issues: 

4.50 Hertsmere Borough Council have asked that consultation take place with 
them over the analysis of the suitability of PB1 and LHe3. However, PB1 has 
not been found suitable and whilst an expansion of HS24 (BrP7), with site 
LHe3, has been found suitable, it is not recommended for inclusion in the plan 
as it would result in high harm to the Green Belt. 

4.51 North Herts District Council consider that sites in Welwyn, Woolmer Green 
and Oaklands and Mardley Heath may have an impact traffic, transport, 
health and educational provision. They anticipate that additional work will be 
required to assess the impacts of development. They request that regard is 
had to the emerging North Herts Transport Strategy and the approach set out 
in the North Herts Local Plan. 

4.52 Natural England have given some general advice about avoiding harm to 
landscape, biodiversity and agricultural land and seeking opportunities for 
biodiversity enhancement and the creation of green infrastructure. 

4.53 Historic England have commented on specific sites, both as part of the 
technical assessment of sites and in response to the consultation event. 

4.54 Transport for London have asked to be notified of any proposals relating to 
PB1. 

4.55 Hertfordshire County Council’s response is from their Corporate Property 
section. Officers have also liaised with the HCC Growth and Infrastructure 
Team to consider infrastructure issues and other specialist teams (Ecology 
and Archaeology) have been consulted as part of the technical assessment of 
sites. 

4.56 Homes England have responded as a landowner of a site. 

4.57 Highways England have asked that discussions take place with them once 
more details are known to ensure there isn’t a negative effect on the strategic 
road network. 

4.58 As well as making site specific comments a number of the Parish Councils 
have made comments on the scale of growth, the ability of infrastructure to 
cope and whether or not exceptional circumstances exist. 
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Sustainability Appraisal Addendum and Habitats Regulations Assessment  

4.59 An addendum to the Sustainability Appraisal (SA) and appendices has been 
published on our website here: https://www.welhat.gov.uk/evidencebase 

4.60 Appendix C of the SA Addendum contains the appraisal matrices for 
additional sites which have not been appraised before.  Appendix B contains 
the reassessed matrices for the 2016 sites. The SA Addendum report in Table 
4.2 sets out the changed scores. 

4.61 The SA Addendum considers that there are no sites which perform 
particularly better or worse than others as all are likely to have mixed effects 
but the objectives against which negative and effects are expected varies. 

4.62 Section 5 of the SA Addendum report sets out the appraisal associated with 
the different strategic approaches and is discussed below. Options 1 and 3 
perform the best in terms of the appraisal. 

Site Selection Criteria and Exceptional Circumstances 

4.63 The Calverton judgement and the more recent Compton PC vs Guildford 
Borough Council case forms the basis for considering whether or not 
exceptional circumstances exist for the release of land from the Green Belt. 
The criteria relate to the following: 

a) The acuteness of the Objectively Assessed Need,  

b) The constraints on supply and availability of land for sustainable 

development, 

c)  The consequent difficulties in achieving sustainable development without 

imposing on the Green Belt,  

d) The nature and extent of the harm to the Green Belt if boundaries are 

reviewed; and 

e) The extent to which the consequent impacts on the purposes of the Green 

Belt maybe ameliorated or reduced to the lowest reasonable extent. 

4.64 It is generally considered that in making the case for exceptional 
circumstances that points (a), (b) and (c) are relevant at a general/ strategic 
level, whilst points (d) and (e) require consideration of the specific areas of 
settlement proposed to be released from the Green Belt. The Council’s 
assessment of these matters is summarised in the Site Selection Background 
Paper (Section 6 for points (a), (b) and (c) and the Site Templates – Appendix 
A of the paper for points (d) and (e)).   

4.65 The Inspector has confirmed that in terms of the first point (a) above ‘the 
acuteness of the need’ exceptional circumstances exist to release land for 
housing and employment on a boroughwide basis but this will need to be 
further demonstrated for each site. 

4.66 The call-for-sites exercise in 2019 provides the Council with the opportunity to 
consider whether or not the harm to the Green Belt could be reduced - arising 
from meeting the need for housing and employment - by selecting sites of 
lowest harm or sites in the urban area and removing from the plan those sites 
with higher levels of harm. However in doing so, Members also need to 
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consider the implications for achieving sustainable development, which is a 
legal duty placed on local planning authorities. 

4.67 The Site Selection Background Paper (2019), Appendix A to this report, sets 
out the considerations that need to be taken into account when selecting sites 
on both an individual and cumulative basis. It is similar in approach to the 
Housing and Employment Land Site Selection Background Papers (2016) 
which informed the selection of sites included in the Proposed Submission 
Local Plan but now also includes a section on exceptional circumstances in 
line with the Calverton Test. It reviews whether any new evidence changes 
any of the previous assessments as well as assesses the potential to allocate 
sites identified as suitable, available and achievable in the HELAA which have 
been promoted through the call-for-sites exercise. 

Strategic Distribution options and cumulative impacts 

4.68 The Examination Inspector has made it clear of the importance of planning for 
a balanced level of housing and employment, stating that (as in the plan as 
submitted): “A situation where employment growth outstrips housing growth, 
such that the net inflow of commuters into Welwyn/ Hatfield increases would 
not be a sustainable outcome and would not be found sound”. Officers have 
therefore reviewed the extent to which employment land needs to be 
protected as part of the options testing. 

4.69 As indicated to Members when drawing up the work programme, two 
scenarios were developed and tested over Summer 2019 for their 
infrastructure impacts. Both scenarios included all the site allocations in the 
Submitted Local Plan and a number of sites around the villages. The main 
differences between the two were as follows: 

 Scenario 1: Maximise protection of the Green Belt option = 16,866 
dwellings. This scenario resulted in the loss of employment land to 
residential and higher density proposals on some urban sites thereby 
minimising the amount of Green Belt land that would need to be 
released. Although this scenario was designed to protect the Green 
Belt it did include the release of land for employment uses in an area of 
high harm to the Green Belt (Hat20). 

 Scenario 2: Maximise protection of employment land option = 16,706 
dwellings. This scenario resulted in no further high harm to the Green 
Belt but included higher densities on some Green Belt Sites.  

4.70 Transport modelling was carried out using Hertfordshire County Council’s 
COMET model. The technical note is published on our website here:  
https://www.welhat.gov.uk/evidencebase  This sets out the results of the 
modelling. The note concluded that Scenario 2 (described as Option 2 in the 
note) was marginally better than Scenario 1(described as Option 1 in the 
note). However there were more significant impacts associated with Hat20.  
The results of the transport modelling have been reviewed by Highways 
England who have expressed concern about the impact of Scenario 1 
resulting from the inclusion of Hat20 on the strategic road network. Both 
scenarios result in additional congestion and waiting times at key junctions but 
the County Council does not consider that these delays will be severe or 
compromise highway safety. 
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4.71 Primary school provision was also more problematic with Scenario 1 because 
of the difficulty in finding sites close to residential development in the 
employment areas and the higher levels of growth for Welwyn Garden City. 
This particularly affected Welwyn Garden City where most of the employment 
losses are proposed. In both cases an additional secondary school would be 
required for the borough.  

4.72 It should be noted that dwelling numbers for some sites have since changed 
and that assumptions relating to jobs number exceeded the requirements for 
the plan. 

4.73 Detailed discussions have also take place with infrastructure providers on the 
phasing of delivery of sites on both an individual and cumulative basis.  

4.74 The infrastructure testing informed Stage 4 settlement analysis of the site 
selection process. 

4.75 Stage 5 of the site selection process involved testing different strategic 
options. Four options were tested through the sustainability appraisal for the 
purposes of considering different strategic approaches. Two of these were a 
variation of the two scenarios described above but please note the different 
numbering for options 1 and 2 and that although they have similar headings 
they do not have the same development proposals:  

 Avoid high harm to the Green Belt = 14,958 dwellings (option 2 in 
the Background paper) removes the high harm allocations in the Local 
Plan but also removes the secondary school in Hatfield and associated 
playing fields. It results in a 1.63 hectares shortfall in employment land 
when measured against the population based scenario. 

 Maximise protection of employment land = 15,361 dwellings 
(option 3 in the Background paper) retains 5 sites in employment use 
and includes an additional mixed use site coming added at BrP34. It 
does not include Hat20 and therefore reduces the shortfall to 0.80 
hectares. 

 Max out = 17,827 dwellings (option 4 in the Background paper) 
includes all suitable sites including those which result in high harm to 
the Green Belt and would result in 1.63 hectares shortfall in 
employment land. 

 Recommended Strategy = 15,952 dwellings (option 1 in the 
Background paper) retains the high harm sites currently in the plan but 
no further high harm sites and includes the loss of 4 B Class 
employment sites, as well as a sui generis site proposed for 
designation as an employment area in Woolmer Green, resulting in 
shortfall in employment land of 1.63 hectares. 

4.76 All four options are described in more detail in section 26 of the Site Selection 
Paper and the key issues associated with them are described below.  

4.77 To assist Members Appendix E comprises a list of sites and which options 
they appear in.  
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Option 4: Max Out scenario 17,827dwellings 

4.78 This results in additional high harm to the Green Belt. Following the outcome 
of the hearing session it has been confirmed that the OAN for the plan period 
is 16,000. Therefore exceptional circumstances do not exist for this level of 
harm to the Green Belt and is not a reasonable alternative. Consideration has 
also been given to whether the high harm sites in the Local Plan could be 
replaced by alternative high harm sites in more sustainable locations or 
whether any would provide better strategic advantages. It is considered that 
none do. 

4.79 It should be noted however that a new set of population and household 
projections are expected to be published in March and June. 

4.80 The Sustainability Appraisal concluded that this was the only option that fully 
met and exceeded the housing target. This option is likely to have greater 
social and economic benefits in terms of housing provision but greater 
negative effects in terms of the environmental impacts of development. 
Planning for significantly more homes than jobs would result in an imbalance 
between jobs and housing. 

 Option 2: Avoid high harm to the Green Belt 14,958 dwellings 

4.81 Consideration was first given to whether a strategy could be developed which 
would result in only moderate harm to the Green Belt. This would result in a 
lower housing target than that set out in the current submitted plan, loss of 
employment land, a number of larger villages receiving no growth or very 
limited growth, growth being directed to some of the smaller washed-over 
villages which have no or very limited facilities such as Bell Bar, Stanborough 
and Lemsford and an inability to deliver a number of new schools and one 
secondary school because of lack of critical mass or the sites no longer being 
selected.  

4.82 For this reason it is considered that this would not result in a sustainable 
pattern of development, would not deliver the infrastructure required to 
accompany development, would not be found sound and is therefore not a 
reasonable alternative.  

4.83 Another alternative scenario would be to retain all the existing allocations in 
the plan regardless of harm and only add in urban sites. This would result in 
13,994 dwellings but whilst it would perform better in terms of delivering 
some of the infrastructure required there would be no justification for not 
including comparable sites with ‘moderate’ or ‘moderate to high’ harm. The 
Inspector’s letter to the Council dated 24th October 2018 (which is published 
on the examination website pages as examination document EX91B) made it 
very clear that such an approach is unlikely to be found sound and therefore 
this option is not considered to be a reasonable alternative. 

4.84 As the scale of the shortfall is so significant it is considered that exceptional 
circumstances exist to release ‘moderate to high’ harm land from the Green 
Belt.  

4.85 Therefore Option 2 is based on releasing land in the ‘moderate to high’ 
category and removing high harm and very high harm sites from the 
Submitted Local Plan. This would still result in a significant shortfall of land to 
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meet the OAN although it would be higher than the submitted plan. 
Furthermore it would result in the loss of primary and secondary school 
infrastructure provision in Hatfield which could not be re-provided elsewhere. 

4.86 The Sustainability Appraisal considered that option 2 would result in a 
significant shortfall of homes of over 1,000 homes, with a significant reduction 
in housing in one of the strategic sites, fewer sites in larger villages and less 
contribution towards delivering supporting infrastructure. 

Option 3: Protect Employment Sites 15,361 

4.87 This scenario includes the high harm Green Belt sites already proposed for 
allocation in the Local Plan, the increases in capacity on sites in the Local 
Plan but excludes 4 sites in B class use (Pea97, Pea102, Pea105, Pea106) 
together with WE100 Marshalls in Woolmer Green (not in B class use but 
within a proposed employment area) all of which have been promoted as 
housing (or mixed-use) sites.  

4.88 Site Pea103 does not form part of this option as it already has prior 
notification approval for 72 residential units. A planning application has been 
submitted for this site which, if granted, would increase the capacity to 128 
dwellings. Given the lack of a five year land supply it is thought unlikely that a 
refusal would be supported on appeal.  

4.89 This option results in a reduced shortfall of 0.8 hectares of employment land. 
Site Hat20 would provide more than sufficient additional land for employment 
use but would result in issues for the local highway network and result in high 
harm to the Green Belt in a visually prominent location. It is unlikely that 
exceptional circumstances exist for the scale of development which would 
result in high harm to the Green Belt and potential impacts to the strategic 
road network and therefore has not been included in this option. 

4.90 The Sustainability Appraisal considered that Option 3 would score well in 
relation to meeting the needs of businesses to foster employment growth and 
also in terms of housing provision. The lower levels of housing also leads to 
reduced impacts on open space, landscape character and local 
distinctiveness. However the following factors need to be taken into account. 

4.91 Site Pea97 is under-utilised for B class land uses. It adjoins new residential 
development but backs onto a mix of B class uses. Its use as residential 
would result in the loss of little active B class use employment uses on the site 
but any proposal coming forward would need to ensure that there were no 
unintended impacts to the operations of existing employment uses adjoining 
the site. The changes to the NPPF with the introduction of the agent of 
change should assist in this. 

4.92 Site Pea105 is considered to be good quality employment floorspace but if 
Pea97 and Pea106 come forward, it would be surrounded by residential uses. 
The estimated dwelling capacity is 21 units. 

4.93 Pea106 is the subject of a current planning application for a residential-led 
mixed use development to replace the car showroom and B2 use. Whilst it 
would result in a net loss of employment floorspace, it would result in more 
jobs as the proposals includes B1 office use as part of the proposal.  
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4.94 Pea102 currently comprises approximately 11,071 sqm of B1 office 
floorspace. It is understood that the current tenants have all been given notice 
to quit and that the site has been put on the market and there is a prospective 
residential developer interest. Policy SP17 requires that employment use be 
retained unless it can be demonstrated that it is no longer suitable as a 
research facility or is re-provided. It is understood that the wet-lab facilities 
need modernising in order to be attractive for life sciences and the marketing 
evidence would indicate that there is limited interest in this site for B1 use. 

4.95 The harm to the local economy needs to be balanced against bringing forward 
housing. The other 3 options result in a shortfall of 1.63 hectares of 
employment land compared to this option which results in 0.8 hectare 
shortage.  

4.96 It should be noted that viability evidence indicates that flats generally are less 
viable than houses, in particular on employment land, and that some sites in 
these areas may therefore be compromised in terms of delivery of affordable 
housing and other infrastructure requirements. Clearly this is not the case with 
every such site as applications are continuing to be submitted which meet all 
the policy requirements.  

Option 1 Preferred strategy 15,952 

4.97 The preferred strategy is close to meeting the OAN such that the scale of the 
shortfall would be unlikely to justify further high harm release from the Green 
Belt for housing. This option includes all (36) additional sites that pass the Site 
Selection Methodology that do not lead to ‘high’ harm to the Green Belt 
including the release of employment land in the Welwyn Garden City 
employment area and proposed employment land in Woolmer Green 
(although a small area would still be retained). It increases densities on some 
allocated sites (e.g. 100 each at SDS2/WGC5 and SDS 5/HAT1) and builds 
on the Submitted Local Plan by identifying additional sites around some of the 
villages, removing Stanborough and Lemsford from the Green Belt. A new 
primary school would be provided in Welham Green and a new secondary 
school at New Barnfield.  

4.98 Reflecting on the Examination Inspector’s comments relating to the 
importance of balancing housing and employment development, the option 
leads to a shortfall of 48 dwellings in comparison to the OAN and a shortfall 
1.63 hectares of employment land. The loss of five employment sites for 
housing is considered appropriate as this helps to ensure the housing 
requirement is met in the most sustainable locations whilst also seeking to 
minimise any harm to the Green Belt. 

4.99 The Sustainability Appraisal considered that option 1 would result in a much 
smaller housing shortfall and whilst it would involve the release of 
employment land for housing it would still meet the needs of businesses 
through the protection of the remaining employment land. The sustainability 
benefits of option 1 as compared to option 2 outweigh the harm to the Green 
Belt. 

4.100 Should Members decide to take this option forward the target would be 
rounded to 15,950 dwellings. 
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Five year land supply 

4.101 As well as positively planning to meet the OAN the Local Planning Authority 
will also need to demonstrate a five year land supply. A target of 15,950 
equates to an annual rate of 798 dwellings. 

4.102 The Submitted Local Plan proposed a stepped target of 498 homes per year 
for the first five years and 752 homes per year thereafter, because of the 
difficulty of significantly increasing delivery in the first three to four years after 
adoption as so much of the supply relates to land in the Green Belt, the need 
to have a buffer and the need to make up for under-delivery in the early part 
of the plan period. 

4.103 Government guidance refers to stepped targets being appropriate where there 
is a significant change in the level of housing requirement between emerging 
and previous policies and/or where strategic policies will have a phased 
delivery or are likely to be delivered later in the plan period. 

4.104 Infrastructure providers have been consulted on the anticipated rate of 
delivery associated with the preferred strategy. This indicates that there will 
still be a need for a stepped target. Investment in new water infrastructure will 
be required which means development cannot come forward more quickly 
and the larger strategic rates will be built out over a number of years.  

4.105 Appendix D to this report sets out that the Council would only have 4.5 years 
supply at the point of adoption and the Housing Delivery Test would be 61% 
meaning that the presumption in favour of sustainable development would 
apply. It is therefore considered appropriate to maintain the approach of a 
stepped target 

4.106 Should members agree to the preferred strategy this would result in a stepped 
target of 498 dwellings for the years 2016/17-2022/23 and 959 dwellings for 
2023/24-2035/36. It has also been looked at in terms of the Housing Delivery 
Test and the figures would not fall below 95% for the first ten years assuming 
sites are built out as expected.  

4.107 Members should note that the NPPF requires that plans are kept up to date 
and reviewed every five years and earlier reviews take place where housing 
need is expected to change significantly or where there has been significant 
under-delivery. It is likely that the Council will fall below the 85% figure this 
year meaning that the borough will now have a requirement for a 20% buffer 
to be added to its five year land supply figures. 

Air Quality 

4.108 As stated above a number of respondents raised concerns relating to air 
quality in the Cuffley area. The Council carries out air quality testing on an 
annual basis in accordance with DEFRA methodology. Government policy 
and guidance requires planning decisions and Local Plan policies to take 
account of air quality management plans. However as there are no Air Quality 
Management Areas (AQMAs) in the borough, because the air quality levels 
are above the limit value as set in the Environment Act 1995. Monitoring 
indicates that parts of Hatfield close to A1(M) at West View have the highest 
levels in the borough and whilst Cuffley High Street does have elevated levels 
but the levels drop when distance is corrected to the nearest relevant receptor 
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and the sites promoted for residential development are unlikely to be affected. 
The issue then is one of cumulative impact on the road network and the 
extent to which congestion is likely to increase. 

4.109 The Sustainability Appraisal (SA) considers this issue and scores sites with 
poor accessibility negatively. Sites which are well located to public transport 
or are of a strategic scale which are likely to deliver new public transport 
infrastructure are weighted more positively.  

4.110 The SA considers that most sites performed well against the SA objectives on 
greenhouse gas emission and air pollution particularly with regards to 
proximity to public transport. 

Next steps 

4.111 It is proposed that another round of public consultation take place on the 
proposed alterations to the Submitted Local Plan. Officers will prepare a 
consultation document relating to the additional sites and any changes to the 
capacity of sites currently in the plan which are not a result of a planning 
decision or an examination hearing session which has already taken place. 
Public consultation will start no later than 10th February and close no later 
than 22nd March. The Sustainability Appraisal and HRA will also be subject to 
consultation. Respondents will be asked to address matters of soundness as 
their responses will be forwarded to the Inspector and they will be given the 
opportunity to appear at the hearing sessions. 

4.112 It is intended to report back to Full Council on the results of the consultation 
after the local elections so that hearing sessions can take place in the 
summer on the villages and the new sites 

4.113 Hearing sessions on the southern part of Birchall Garden Suburb and 
Symondshyde will take place in late February / early March 2020 The 
Infrastructure Delivery Plan is in the process of being updated. The Site 
Selection Background Paper in section 10-24 includes a sub-section on the 
infrastructure implications associated with the recommended strategy. 

4.114 Once the hearing sessions have been completed members would consider 
the main modifications required to make the plan sound. Public consultation 
would take place in the autumn with the results of being reported to the 
Inspector for him to consider before writing his report. It is anticipated that 
adoption would be in early 2021. 

Implications 

5 Legal Implication(s) 

5.1 The preparation of Local Plan is governed by legislation most notably the 
Town and Country Planning Act 1990, the Planning and Compulsory 
Purchase Act 2004 and the Localism Act 2011, case law and secondary 
legislation set out in regulations. 
 

5.2 It also has to comply relevant legislation relating to the preparation of 
Sustainability Appraisal and Habitats Regulatory Assessment 
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5.3 The legislation requires that it is prepared in accordance with the Local 
Development Scheme (LDS), the Statement of Community Involvement (SCI) 
and, under the transitional arrangements, the 2012 version of the National 
Planning Policy Framework. 

5.4 It also requires that Local Planning Authorities seek to deliver sustainable 
development when preparing the plan.  

5.5 The NPPF sets out the Tests of Soundness against which the Local Plan is 
examined. That is that the plan is positively prepared, justified, effective and 
consistent with national policy. 

5.6 There would be a need to modify a Local Plan Policy so that the Green Gap 
Study can be a consideration in the determination of planning applications.  

6 Financial Implication(s) 

6.1 The costs of the technical work have been met from the Local Plan budget. 

 

6.2 The financial implications of not having a sound Local Plan is that the Council 

would have to start the process again.  In the meantime the Council would 

very likely start receiving planning applications for urban and Green Belt sites 

and could face costs if these were refused and successfully appealed. 
 

7 Risk Management Implications 
 

7.1 The Inspector has made it clear that unless the Council add in more sites to 
the Local Plan it will be found unsound. He has also made it clear that 
decisions upon which sites to add in to the Plan need to be based on sound 
planning grounds which are then applied consistently. The current District 
Plan is considered to be out of date particularly with regard to policies relating 
to new residential development. If this plan is found to be unsound the Council 
would have to rely on the National Planning Policy Framework for decision 
making.  
 

7.2 Without an adopted Local Plan the Council’s five year land supply figures will 
continue to be based on the Government’s standard methodology. Because 
the Council no longer has a five year land supply the presumption in favour of 
sustainable development already applies. As a consequence policies seeking 
to protect areas from residential development carry less weight and the 
Council is more likely to lose decisions on appeal. This will impact on the 
Council’s performance figures. 
 

7.3 The Housing Delivery Test for 2020 is likely to result in a requirement for a 
20% buffer being added to the five year land supply figures. In future years 
without an adopted plan it is likely that performance will fall below 45% 
resulting in a risk of special measures being introduced.  
 

7.4 Members should note the extracts from the NPPF 2019 on housing need 
quoted in paragraph 7.5 below.   
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7.5 Regulations now require a plan to be reviewed every five years and the NPPF 
particularly where there are significant changes in the housing need figure. 
Paragraph 73 NPPF 2019 states:  
 

“The supply of specific deliverable sites should in addition include a buffer (moved 
forward from later in the plan period) of:  
a) 5 % to ensure choice and completion in the market for land; or 
b) 10 % where the local planning authority wishes to demonstrate a five year supply 

of deliverable sites through an annual position statement OR recently adopted 
plan1 (Footnote 38), to account for any fluctuations in the market during that year; 
or 

c) 20 % where there has been significant under delivery of housing over the 
previous three years, to improve the prospect of achieving the planned supply 
(Foot note 39)”. 
 

Footnote 38 states: “For the purposes of paragraphs 73b and 74 a plan adopted 

between 1 May and 31 October will considered ‘recently adopted’ until 31 October of 

the following year; and a plan adopted between 1 November and 30 April will be 

considered ‘recently adopted’ until 31 October in the same year2”.   

Footnote 39 states: “From November 2018, this will be measured against the 

Housing Delivery Test, where this indicates that delivery was below 85 % of the 

housing requirement”.  

 

7.6 Should housing completions not increase the Council will come under 
pressure to carry out an immediate review of the Local Plan. The introduction 
of a stepped target in conjunction with the allocation of as many sites as 
possible which can deliver in the first five years will help to manage this risk. 
 

7.7 Members should note how short the period is for an up to date adopted plan 
to count towards a five year housing land supply figure is. New demographic 
and household projections are published every two years. 
 

7.8 Members should note that because the plan is being examined against the 
2012 NPPF it may once adopted need to be updated to bring it in line with the 
2019 NPPF. Wherever possible Officers will seek to ensure there is not likely 
to be a conflict. 
 

7.9 In proposing modifications to the plan the Council has to ensure that it has not 
proposed so many changes that it is, in essence, a different plan, which even 
if found sound might make it subject to legal challenge. Nevertheless, the 
Council is allowed to make changes to make the plan sound and these must 
by definition be substantive otherwise they would not be needed to make the 
plan sound. Substantive changes which are not required to make the plan 
sound cannot be made.  As the Inspector has indicated that reliance on the 
Green Belt for local purposes i.e. protection of settlement pattern, is not 

                                                           
1
 Officer emphasis added 

2
 Officer emphasis added 
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appropriate. It therefore follows that a modification to make the plan sound in 
this respect could be considered.  
 

8 Security & Terrorism Implication(s) 
 

8.1 There are no security and terrorism implications arising from this report. 
 

9 Procurement Implication(s) 
 

9.1 There are no procurement implications arising from this report. 
 

10 Climate Change Implication(s) 
 

10.1 There are climate change implications arising from the identification of land for 
housing and employment. The Sustainability Appraisal judges that there will 
be greater energy use and emissions of greenhouse house gases and 
reductions in air quality.  
 

10.2 The effects of this will be mitigated through the implementation of policies in 
the plan on sustainable design and construction and delivering sustainable 
development. The Government are currently consulting on building 
regulations to increase the base sustainability standards of new homes. 
 

10.3 Minimising the need to travel by locating development in accessible locations 
close to a range of facilities and services and/or where they are close to public 
transport and cycle paths will assist in this or, alternatively, requiring through 
Section 106 or Community Infrastructure Levy (CIL) to improvements to public 
transport infrastructure, cycleways and footpaths. 
 

10.4 Ensuring the balance of employment provision alongside housing will also 
help to address this. 
 

11 Policy Implication(s) 
 

11.1 Modifications would be required to all relevant settlement sections in the 
Submitted Local Plan where additional sites are proposed to be allocated or 
where modifications are proposed to sites already contained within the 
submitted plan. 

 
11.2 A modification to Policy SP3 in the plan would be required making specific 

reference to the green gap approach and where the policy applied. The 
assessment itself is interim and would need to be finalised once decisions 
have been made through the examination.  
 

11.3 It is proposed that land be released from the green belt at Welham Green and 
an allocation be made to provide for a new primary school. 
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11.4 It is proposed that land continue to be designated as a Major Developed Site 
but remain in the Green Belt at New Barnfield which will be identified as the 
location for a third secondary school. 
 

12 Link to Corporate Priorities 
 

12.1 The production of the Local Plan is linked to all five priorities of the Council’s 
Business Plan, but most specifically Priority 3 (meet the borough’s housing 
needs). 
 

13 Health and Wellbeing 
 

13.1 Providing sufficient housing and jobs have health and wellbeing benefits for 
residents as does the quality of the environment.  
 

14 Human Resources 
 

14.1 There are no human resources implications arising from this report.  The 
Local Plan will continue to be prepared by the policy team and agency staff. 
 

15 Communications and Engagement 
 

15.1 Officers will work closely with communications colleagues to ensure that 
progress on the Local Plan is communicated to the public through 
newsletters, information on the website and press briefings. 
 

16 Equality and Diversity 
 

16.1 The submitted policies in the Local Plan were subject to an Equality Impact 
Assessment. Any policies which are subsequently proposed for main 
modification will need an updated equality impact assessment. 

Sue Tiley 
Planning Policy and Implementation Manager 
7th January 2020  
 

Appendices: 

Appendix A – Site Selection Background Paper and Appendices (published in 3 

parts) 

 

Appendix B – Site Selection Stages 

 

Appendix C Summary of Consultation Responses  

 

Appendix D – List of sites 
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Appendix E – Housing Trajectory 

 

Appendix F – Sustainability Appraisal Addendum 

 

Appendix G – Habitats Regulations Assessment updated HRA Report 2020 
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1. Introduction 

 
1.1 The selection of sites for allocation in the Draft Local Plan Proposed 

Submission 2016 (the submitted draft plan), was informed by a Housing Sites 

Selection Background Paper (HOU/20 and 20a) and an Employment Site 

Selection Background Paper 2016 (ECO/8 and 8a). 

1.2 In summary, those papers brought together, the key conclusions arising from 

the following strands of evidence and appraisals: 

• The Housing and Employment Land Availability Assessment (HELAA) 

2016 (HOU/19) 

• The Green Belt Study Review Part 1 (GB/1) and Parts (GB/2 and GB/3) 

• An appraisal of Green Belt boundaries 

• The Sustainability Appraisal 2016 (SA/6) 

• Flood Risk – Sequential Test 2016 (ENV/13 and ENV/13a) and 

• A consideration of strategic advantages or disadvantages. 

1.3 Consideration was also given to any infrastructure constraints at a settlement 

level, which in certain instances affected whether or not some sites were 

proposed for allocation. As noted in the introduction, to both papers, this 

evidence reflected circumstances as they were understood at that particular 

point in time. 

1.4 The 2016 background papers continue to provide a useful reference point for 

any interested party wishing to understand how the sites proposed for 

allocation in the submitted draft plan were identified at that time. 

1.5 However, since the draft plan was submitted to the Secretary of State for 

examination in May 2017, a number of Local Plan Examination hearing 

sessions have been held. During the course of the examination, the Planning 

Inspector has raised the following matters with the Council1: 

a) The submitted plan does not meet the identified need for housing (and as 

a result, the Inspector asked the Council to carry out a further Green Belt 

study to determine if any additional housing sites could be identified). 

b) The amount of employment land to be allocated should be related to the 

accompanying housing proposals put forward. A situation where 

employment growth outstrips housing growth, would not (in the Inspector’s 

opinion) be a sustainable outcome and would not be found sound. 

c) In the process of moving the plan forward, the Council will need to 

determine what its approach to the Green Belt is going to be and what 
 

 
1 The Inspector’s letter to the Head of Planning (Examination Document: EX/91B): 
https://welhat.gov.uk/media/14095/EX91B-Letter-from-the-Inspector-to-Colin- 

Haigh/pdf/Letter_from_the_Inspector_to_Colin_Haigh.pdf?m=636764232175500000 
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2  

weight is to be given to the findings of the most up to date Green Belt 

Study. 

d) Exceptional circumstances would need to be advanced before site 

allocations could be found sound, noting that some proposed development 

sites are considered more harmful than others. 

1.6 In light of these matters raised by the Inspector, the Council has taken the 

following steps. 

• The evidence relating to the Objectively Assessed Need for Housing has 

been reviewed. Section 4 of this paper explains further. 

• The evidence around economic forecasts has been reviewed, alongside 

an assessment of employment needs arising from the growth in the 

resident workforce, taking account of the inspector’s concerns summarised 

above. Section 5 of this paper explains further. 

• The Green Belt evidence has already been updated and was the subject 

of the stage 5 Hearing sessions held in November 2018, these are 

referred to as the Green Belt Study Stage 32. 

1.7 This Housing and Employment Sites Selection Background Paper 2019 sets 

out the key issues and the process associated with the selection of additional 

sites to inform the on-going examination of the submitted draft plan. Whereas 

in 2016, separate papers were produced for Housing and Employment sites, 

in 2019 and for ease of reference, a single paper has been prepared. 

1.8 In addition to the evidence listed above, this paper takes account of the key 

conclusions arising from a review of, and updates to, the following evidence- 

base and appraisals. 

• The Housing and Employment Land Availability Assessment (HELAA) 

20193
 

• The Green Belt Study (Stage 3)4
 

• An appraisal of Green Belt boundaries 

• The Sustainability Appraisal (2019) 

• Flood Risk – Sequential Test (2019)5 and 

• A consideration of strategic advantages or disadvantages. 
 

1.9 To address the Inspector’s comments on exceptional circumstances, this 

paper also considers the Calverton test, a High Court Judgement that set out 
 

2 GB/4 (EX/88B, EX88C, EX88D): Welwyn Hatfield Green Belt Study Stage 3 Main Report, Figures updated and 

Appendices 2018; and GB/5: LUC Green Belt Study Stage 3 Final Report, Addendum, Appendices and Figures 

3 Welwyn Hatfield Housing and Economic Land Availability Assessment December 2019 (Addendum to the 

HELAA 2016) 
4 Ibid paragraph 1.6 
5https://www.welhat.gov.uk/evidencebase 
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a number of matters to be considered when assessing if ‘exceptional 

circumstances’ have been met, which is discussed in more detail in Section 6 

and within the conclusions relating to the updated assessment of sites options 

at a settlement level presented in Sections 10-24 of this paper. 

1.10 The methodology for assessing sites is discussed in more detail in Section 7 

of this paper, the evidence and appraisals that have informed the selection 

process are discussed in Section 8 and the approach to applying weight to 

and the balancing of the multiple evidence strands is described in more detail 

in Section 9. 

1.11 This paper provides a comprehensive summary of all sites considered for 

inclusion in the updated plan, including a review of sites already proposed for 

allocation in the draft plan as submitted, and on this basis, should be read as 

a standalone paper. 
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2. Spatial Context 

2.1 Welwyn Hatfield borough is located centrally within Hertfordshire and covers 

an area of approximately 130 square kilometres. It is bordered by Hertsmere 

to the southwest, St Albans to the west, North Hertfordshire to the north and 

East Hertfordshire and Broxbourne to the east. The very south of the borough 

borders the London Borough of Enfield. 

2.2 The borough has two main towns, Welwyn Garden City and Hatfield. Both are 

new towns and Welwyn Garden City is one of the original two Garden Cities 

developed in the UK in the 1920’s. There are also a number of smaller 

settlements, which are excluded from (not in) the Green Belt, which are 

Brookmans Park, Cuffley, Digswell, Little Heath, Oaklands & Mardley Heath, 

Welham Green, Welwyn and Woolmer Green. The borough also contains a 

number of small villages, hamlets and areas of sporadic or ribbon 

development, which are all currently located in the Green Belt (washed-over). 

Figure 2.1: Map of Welwyn Hatfield Borough 
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2.3 The Metropolitan Green Belt currently covers approximately 79.1% of the 

borough, with the remaining area formed mainly of existing built up areas. If 

all the sites in the submitted Draft Local Plan 2016 were allocated, then on 

adoption 75.4% of the borough would remain in the Green Belt6. 

2.4 However, as part of the examination of the Draft Local Plan, and in light of the 

shortfall between the housing target in the draft plan and the acknowledged 

higher level of housing need, the Council is now exploring whether or not 

additional sites can be identified to meet the borough’s development needs. 

2.5 This Site Selection Paper draws to a conclusion the technical work that 

comprises the Council’s approach to site selection. As a consequence of this 

work, a number of additional sites are recommended for removal from the 

Green Belt. This includes some sites in settlements that are currently washed- 

over by the Green Belt. 

2.6 On this basis, should all the recommended sites be allocated, on adoption of 

the Local Plan, as updated, the proportion of the borough retained in the 

Green Belt would be 74.2%. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
6 Welwyn Hatfield Green Belt Topic paper TPA/2: https://welhat.gov.uk/media/12338/Topic-Paper- 

Green-Belt/pdf/TPA_2_Green_Belt_Topic_Paper_Draft_May_2017.pdf?m=636306227321430000 
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3. National Policy Context 

3.1 Consistent with the National Planning Policy Framework (NPPF) 2019, Annex 

1: Implementation (Paragraph 214), the policies in the previous NPPF (March 

2012), apply for the purposes of examining plans, where those plans were 

submitted on or before 24 January 2019. 

3.2 As the Welwyn Hatfield Draft Local Plan 2016 was submitted prior to 24 

January 2019 (in May 2017), and this background paper has been prepared 

during the examination process, references in this document relate to the 

NPPF 20127 and the associated Planning Practice Guidance 20148 (unless 

otherwise stated). 

3.3 To boost the supply of housing, Paragraph 47 of the NPPF 2012 states that 

local planning authorities should use their evidence base to ensure that their 

Local Plan meets the full, objectively assessed needs for market and 

affordable housing in the housing market area, as far as is consistent with the 

policies set out in the Framework, including identifying key sites that are 

critical to the delivery of the housing strategy over the plan period. 

3.4 Significant weight should also be placed on the need to support economic 

growth. In summary, the NPPF (2012) states that planning authorities should 

plan proactively to meet the development needs of business and positively 

and proactively encouraging sustainable economic growth to meet anticipated 

needs over the plan period. Policies should be flexible enough to allow for 

changes in economic circumstances, plan positively for the location of 

networks of knowledge-driven or high technology industries, whilst avoiding 

the long term protection of sites allocated for employment use where there is 

no reasonable prospect of the site being used for that purpose9. 

3.5 At the heart of the National Planning Policy Framework is a presumption in 

favour of sustainable development (Paragraph 14). 

“For plan-making, this means that: 

• local planning authorities should positively seek opportunities to meet the 

development needs of their area 

• Local Plans should meet objectively assessed needs, with sufficient 

flexibility to adapt to rapid change, unless: 
 
 
 

 
7 NPPF 2012: Archived document: 

https://webarchive.nationalarchives.gov.uk/20180608213715/https://www.gov.uk/guidance/nationa l-

planning-policy-framework 
8 Planning Practice Guidance: Housing and economic land availability assessment 2014: Archived document: 

https://webarchive.nationalarchives.gov.uk/20190607102654/https://www.gov.uk/guidance/housing 

-and-economic-land-availability-assessment 
9 Paragraphs 18 to 22 of the NPPF 2012 
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o any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in this 

Framework taken as a whole; 

o specific policies in this Framework indicate development should be 

restricted.” 

3.6 A footnote to the last bullet point (Footnote 9 in the 2012 NPPF) provides an 

example of where restrictions may apply. This includes land designated as 

Green Belt. Paragraph 79 of the NPPF (2012) confirms that: 

“The government attaches great importance to Green Belts. The fundamental 

aim of Green Belt policy is to prevent urban sprawl by keeping land 

permanently open; the essential characteristics of Green Belts are their 

openness and their permanence”10. 

3.7 The 2012 NPPF makes it clear that once established, Green Belt boundaries 

should only be altered in exceptional circumstances, through the preparation 

or review of the Local Plan. When drawing up or reviewing Green Belt 

boundaries local planning authorities should take account of the need to 

promote sustainable patterns of development. They should consider the 

consequences for sustainable development of channeling development 

towards urban areas inside the Green Belt boundary, and towards towns and 

villages inset within the Green Belt. 

3.8 The borough has a number of towns and villages which are excluded from 

(inset within) the Green Belt. It also has a number of villages which are 

currently ‘washed over’ by the Green Belt. The NPPF (2012), sets out 

Government policy for where settlements should be either inset, or washed- 

over by the Green Belt: 

“If it is necessary to prevent development in a village primarily because of the 

important contribution which the open character of the village makes to the 

openness of the Green Belt, the village should be included in the Green Belt. 

If, however, the character of the village needs to be protected for other 

reasons, other means should be used, and the village should be excluded 

from the Green Belt”11. 
 
 
 
 
 
 
 
 
 

 

10 National Planning Policy Framework March 2012 (Paragraph 79).: Archived document: 

https://webarchive.nationalarchives.gov.uk/20180608213715/https://www.gov.uk/guidance/nationa l-

planning-policy-framework 
11 NPPF 2012 (Paragraph 86): Archived document (link as footnote 3) 
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The Council’s approach to site selection 

3.9 The Council’s approach to site selection takes account of the national policy 

context and a comprehensive body of evidence has been prepared to inform 

decisions. This includes a Housing and Economic Land Availability 

Assessment (HELAA). 

3.10 Guidance on the preparation of a HELAA is set out in National Planning 

Practice Guidance (PPG)12. It is made clear in the PPG that the HELAA is an 

important source of evidence to inform plan-making and decision-taking, and 

the identification of a 5-year supply of housing land. However, it is also made 

clear in PPG that the HELAA: 

“… does not in itself determine whether a site should be allocated for 

development…. It is the role of the assessment to provide information on the 

range of sites which are available to meet the local authority’s requirements, 

but it is for the development plan itself to determine which of those sites are 

the most suitable to meet those requirements”. 

3.11 For this reason, the Council’s approach to site selection combines the 

requirements set out in PPG for preparing a HELAA (Figure 3.1), with its own 

additional assessment steps for identifying sites for inclusion within the local 

plan. The Council’s methodology is explained in more detail in Section 7 of 

this paper. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
12 Planning Practice Guidance, Housing and Economic Land Availability Assessment, 2014 (Paragraph: 003 

Reference ID: 3-003-20140306). Archived document: 

https://webarchive.nationalarchives.gov.uk/20190607102654/https://www.gov.uk/guidance/housing 

-and-economic-land-availability-assessment 
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Figure 3.1: HELAA methodology flow chart in PPG 
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4. Housing growth (need and land supply) 

The objectively assessed need for housing 

4.1 At the time the draft plan was prepared, the Objectively Assessed Need for 

Housing (the OAN) was assessed as being within the range of 12,616 to 

13,434 dwellings (2013-2032) (664 to 707 dwellings per annum). 

4.2 The Draft Local Plan 2016 contained sufficient sites for around 12,000 

additional homes across the borough. 

4.3 However, at the time the Council’s Cabinet Housing and Planning Panel 

recommended the draft plan be submitted for examination in 2017, the OAN 

was under review. Taking into account the 2014 Sub-National Population and 

Household (SNPP and SNHP) projections, economic forecasts, market 

indicators, affordability, younger household formation, the effect of London 

and signals from recent appeals or public examinations, the Strategic Housing 

Market Assessment (SHMA) Update in 2017, concluded that there was a 

need in Welwyn Hatfield for around 800 dwellings per annum, equivalent to 

15,200 dwellings over a 19 year period (2013-2032). During the earlier Local 

Plan Examination hearing sessions, it was acknowledged by officers, that the 

plan period should extend to 2033 (15 years beyond the then anticipated 

adoption date of the plan), which indicated a plan-period housing need for 

16,000 additional homes (over a 20 year period). 

4.4 The publication of the 2016-based population and household projections 

(2016-based SNPP/ SNHP), which were released in May and September 

2018 respectively, triggered the most recent review of the OAN. The Council’s 

consultant advised, following their review, that it was reasonable and justified 

to retain the previously rounded OAN of 800 dwellings per annum13. 

4.5 A further technical paper ‘Implications of a new plan period for the calculated 

housing need’ has been presented to the examination (EX/103B)14. This 

paper did not seek to present an updated OAN for Welwyn Hatfield, but 

considered, based upon the evidence presented in the existing 2017 SHMA 

Update and published subsequent technical notes, the implications of a new 

plan period (2016-2034) for the calculated housing need. 

4.6 Representors to the EIP have raised concerns around a change in the start 

date of the plan period, from 2013 to 2016. As noted in Section 3 of 

Examination Document, EX/103B, the Courts and the Secretary of State15
 

 

13 Examination Document: EX/103A:The implications of the 2016-based SNPP and SNHP on the 

Welwyn Hatfield OAN (Turley, June 2019) 
14 Examination Document EX/103B: Implications of a new plan period for the calculated housing need 
(Turley, June 2019) 
15 APP/C1570/A/14/2213025: Appeal by LS Easton Park Investments Limited On Land West Of Great 
Dunmow, Essex 
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have considered the implications of re-basing the plan period on the 

calculation of housing need. The judgment specifically referenced in 

EX/103B16 confirmed that in re-basing the plan start date, it is not necessary 

to directly take into account a quantified level of historic undersupply. 

4.7 However, in the context of the PPG17, it is important to acknowledge the 

extent to which there is evidence of a worsening of market signals, of which 

under-supply is an important consideration. Should the plan period be moved 

forward to a base date of 2016, the Council’s consultant has advised that it 

would be prudent and reasonable to recognise evidence of worsening market 

signals which is likely, in part at least, to have resulted from an under- 

provision of housing over the period covered by a change in the base date 

(2013-2016). In this context, a more pronounced adjustment, to respond to 

the consequences of a worsening in affordability and other market signals, 

could be reasonably justified. 

4.8 In drawing together the findings of this work, the Council’s consultant has 

advised that it would be reasonable to continue to apply an OAN of 800 

homes per annum over the period from 2016 to 2034. If the plan period was 

extended to 2035, it would be reasonable to extrapolate this annual figure to 

cover an additional year. A plan-period that runs from 2016 to 2035 would 

therefore indicate a need for 15,200 additional homes. Hence, the current, 

rounded OAN of 800 dwellings per annum continues to appear reasonable 

and justified over an extended plan period. 

4.9 However, due to the passage of time and the on-going examination of the 

plan, it may now not be possible to adopt the plan before the end of 2020. In 

such circumstances, and in order that the plan extends at least 15 years 

beyond adoption, it may be considered appropriate to extend the end-date of 

the plan period to 2036. 

4.10 In response to the Inspector’s Questions 15-18 for the Stage 6 Hearing, 

Session 27, scheduled for December 2019, further modelling has been 

undertaken to provide an informed picture of the consequences of altering the 

plan period to a twenty year period, 2016 to 2036. This represents a direct 

update to the modelling previously presented in Examination Document 

EX/103B. The updated analysis shows a more pronounced uplift relative to 

that applied in calculating the original OAN for the period 2013 to 2032, 

increasing further where the 2016-based sub-national population projections 

are used. 
 

 

16 Zurich Assurance Ltd vs Winchester City Council and South Downs National Park Authority of 
March 2014 
17 PPG Housing and economic development needs assessments: How should plan makers respond to 
market signals: Paragraph 020 Reference ID: 2a-020-20140306. Archived document: 
https://webarchive.nationalarchives.gov.uk/20190607102654/https://www.gov.uk/guidance/housing- 
and-economic-land-availability-assessment 
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Table 4.1: Adjustments to the Objectively Assessed Need over an alternative 

period (2016-36) 

 2013-32 2016-36 

Current OAN 
2014-based 

SNPP 
2016-based 

SNPP 

Starting point 670 650 593* 

Adjusted demographic projection 721 715 666 

Annualised OAN 800 800 800 

Cumulative uplift 19% 23% 35% 

Source: Turley and Edge Analytics 

* 2016-based SNPP with 2014-based headship rates 

4.11 Hence, a 20 year plan period that runs from 2016 to 2036, would result in a 

need for 16,000 additional homes. 

4.12 The Inspector in his post-hearing (December 2019) advice note has confirmed 

that the evidence presented by the Council justifies a Full Objectively 

Assessed Need of 800 dwellings per annum, and that this requirement is 

consistent with national policy. Further, that in order to guarantee a plan 

period of at least 15 years post adoption, the extension of the end date to 

2036 and the rolling forward of the start date to 2016 is also justified. 

 

Housing Land Supply 

4.13 For decision making purposes, the Annual Monitoring Report 2018/19 

indicates that Welwyn Hatfield cannot currently demonstrate a 5 Year Land 

Supply. 

4.14 An up-to-date housing land supply position is set out in in Table 4.2. This 

takes account of sites proposed for allocation in the Draft Local Plan 201618
 

together with an updated position on, completions 2016-2019, commitments 

and windfall allowance. 

Table 4.2: Land supply 2019, Draft Local Plan 2016 sites19, windfall allowance, 

completions and commitments 
 

Supply Number of dwellings 

Completions (2016-2019) 1,446 

Commitments (excluding Local Plan sites) 1,268 

Windfall allowance 1,304 

Draft Local Plan sites (8,027) + updated capacity 
through planning permissions/applications (645) 

8,672 

Small sites (Urban, and not in windfall allowance) 17 

Total 12,707 

 
 

18 Not including two sites proposed to be removed from the plan following earlier hearing sessions. 
19 Ibid, footnote 6. 
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4.15 This continues to fall short of the OAN for the plan period 2016-2036, with an 

indicated shortfall of 3,293 dwellings. 

 

5 year land supply and the Housing Delivery Test 

 
4.16 Section 25 of this Paper considers four strategic options, of which Option 1 is 

preferred for the reasons set out therein. On the basis that this option is 

taken forward, this would result in an overall land supply position of 15,952 

dwellings for the period 2016-2036. This equates to an average of 798 

dwellings per annum target over a revised 20 year plan period (from 

2016/17 to 2035/36) 

 

4.17 However, expected delivery means that lower level of completions are 

forecast for the start of the plan period and pre-plan period (adoption has 

been assumed to be 2020/21), whilst towards the middle of the plan period 

delivery is expected to be much higher, and well above target. This is partly 

due to the need for infrastructure delivery, land availability and other 

constraints identified for a number of sites which are likely to affect lead-in 

times and delivery rates. 

 

4.18 If a 798 per year target was used across the whole plan period, at the point of 

adoption housing land supply would be below five years (4.5 years) and the 

housing delivery test result would be 61% (meaning that presumption in 

favour of sustainable development would apply). 

 

4.19 A stepped target is therefore considered appropriate - with lower delivery 

rates projected for the pre-plan period and the first three years from adoption 

(allowing lead-in times for larger sites which account for a significant 

proportion of the housing supply), followed by an increased target for the 

remaining 13 years of the plan period (when the larger Strategic Sites are 

expected to start delivering). The effect of this is set out in the table below. 

 

Table 4.3: Stepped housing target with a target of 15,953 
 

Period Number of years Annual target (d.p.a.) Cumulative target 

2016/17-2022/23 7 498 3,486 

2023/24 - 2035/36 13 959 12,467 

Total 20 - 15,953 

 

4.20 A stepped target is consistent with National Planning Practice Guidance20, 

which states: “A stepped housing requirement may be appropriate where 

there is to be a significant change in the level of housing requirement between 
 
 
 
 

20 Planning Policy Guidance – Housing Supply and Delivery: Paragraph 021, Reference ID: 68-021-20190722 

https://www.gov.uk/guidance/housing-supply-and-delivery 
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emerging and previous policies and/or where strategic sites will have a 

phased delivery or are likely to be delivered later in the plan period” 

 

4.21 The target for the 20 years would total 15,953 dwellings meaning that, in line 

with national planning practice guidance, the planned housing requirement 

would be met within the plan period. 

 

4.22 The housing land supply at adoption in 2020/21 would be 6.1 years 

(incorporating a 20% buffer and the shortfall since 2016/17) and the housing 

delivery test result would be 98%. 
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5. Employment Growth 

 
The context for the submitted Draft Local Plan 2016 

5.1 The Council’s strategy for employment growth is to ensure that as far as 

possible, Welwyn Hatfield is an attractive place for investment for existing 

businesses and companies new to the area, helping to create new jobs and 

training opportunities. 

5.2 The 2015 Welwyn Hatfield Economy Study Update, ECO/7 considered 

different scenarios for job growth from 2013 to 2032, based on Experian 

employment projections and the East of England Forecasting Model (EEFM). 

As there were significant differences in the structural make-up of the jobs 

growth figures for each of these scenarios, it was difficult to predict which 

scenario would provide a more accurate projection of future changes. The 

study therefore recommended that a hybrid scenario be adopted, by taking 

the mean of the Experian and EEFM-based scenarios. This hybrid scenario 

gave a total jobs growth figure of 16,900 for the 2013 to 2032 period. This 

indicated the (net) need for an increase in floor space for offices, industry and 

warehousing (B class uses) of 138,000 square metres and equated to a land 

requirement of 23 hectares21. 

5.3 At the time the Draft Local Plan was prepared in 2016, land within existing 

and proposed designated employment areas and mixed use sites had been 

identified to ensure a sufficient supply of employment land was available for 

the plan period, planning for about 116,400sqm, sufficient to accommodate 

around 14,500 jobs (in addition to jobs growth in 2013/14). 

 

Updated Position In 2019 

5.4 The Planning Inspector presiding over the Local Plan Examination, in relation 

to the balance between housing and employment growth in the borough as 

planned for in the emerging Draft Local Plan has stated (in his letter to the 

Head of Planning dated 24 October 2019, EX/91B): 

“The amount of employment land that you eventually allocate should be 

related to the accompanying housing proposals that you put forward. 

Providing the housing requirement that accompanies the employment growth 

strategy can be met within the land that can be released from the Green Belt, 

then the amount of new employment land allocated is effectively a political 

choice. If this is not possible then any aspirations for major employment 

growth would have to be curtailed. 
 
 
 
 

 
21 Table 1, Welwyn Hatfield Borough Council - Cabinet Housing and Planning Panel 13 June 2016 
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A situation where employment growth outstrips housing growth, such that the 

net inflow of commuters into Welwyn/Hatfield increases would not be a 

sustainable outcome and would not be found sound”. 

 

Updated analysis of forecast need 

5.5 Recognising that the context for employment growth in the borough has 

changed since the Draft Local Plan was prepared, the Council has taken a 

number of steps to update the evidence base. 

5.6 In 2019, the Council commissioned its consultants AECOM to update the 

forecasts for economic growth for the plan period, as submitted, (2013-2032), 

and for alternative periods. Taking into account the Inspector’s concerns 

about commuting rates, the Council also asked its consultants to look at the 

need for jobs resulting from an increase in population over the submitted plan 

period and the implications for an alternative period. 

5.7 This update was published as two technical notes in July 2019 that were 

labelled as ‘Labour Demand Scenarios’ (Examination Document EX/104A) 

and ‘Population Based Scenario (Examination Document EX/104B). 

5.8 The labour demand scenario continued the approach set out in the Council’s 

evidence base for the submitted Draft Local Plan, combining the Experian and 

EEFM forecasts to produce a Hybrid forecast. 

5.9 Accepting that opportunities for job creation in the period 2013 to 2018 have 

now either taken place or have been lost to other areas and that 

unemployment levels in Welwyn Hatfield are low, the same calculation was 

carried out for a period commencing in 2018 and ending in 2035 (to reflect the 

most up to date data-sets available at the time of review). The results of these 

scenarios are set out below. 

 

Table 5.1: Labour demand scenarios 2019 (Experian/EEFM hybrid forecast) 
 

 

Period 
Additional B class 

jobs 
Additional floor 

space 

 

Additional land 

2013-203222 5,200 116,000m2 20ha 

2018-203523 3,700 69,000m2 10ha 

 

5.10 In order to take account of the Inspector’s comments relating to commuting, 

the Council also commissioned a population based scenario. This looked at 

the employment needs arising from the growth in the resident working age 

population over the plan period who are likely to work in the borough in a B 
 
 
 

22 Tables 4-41, 4-2, 4-3 EX/104A 
23 Tables 6-7, 6-8, 6-9 EX/104A 
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class use based on current rates. Analysis was then carried out for the period 

2018 to 2035. 

 

5.11 To inform the examination, this has also been calculated for the period 2016 

to 2036 and the relevant data is shown in the table below. 

Table 5.2: Working age population based scenarios 2019 (B class uses) 
 

Period Additional jobs24
 

Additional floor 
space 

Additional land 

2013-203225 3,120 78,600m2 14ha 

2018-203526 1,970 49,200m2 9ha 

2016-2036 2,400 60,210m2
 11ha 

 

5.12 The Inspector has confirmed in this post-hearing (December 2019) advice 

note that the Council’s methodology used to produce the revised employment 

floorspace supply and need forecasts, as set out in Tables 1 and 2 of the 

2019 Employment Land Need Assessment and the Council’s Explanatory 

Note27, i.e. those summarised by this section of this paper, are ‘justified’. 

 
Updated analysis of supply 

5.13 The Council has also reviewed the employment land supply position. 

Monitoring indicates that since 2013, losses have continued and even when 

balanced against supply through vacant sites, planning permissions and local 

plan allocations (including Green Belt sites), the indications are that a shortfall 

will still arise, irrespective of the start/end date of the plan period. 

 

5.14 A review of windfall trends and projections, described in more detail within 

Section 5 of the 2019 HELAA update, indicates that substantial losses of 

employment land have continued to occur in recent years, primarily due to the 

permitted development rights regime. To help address this, an Article 4 

Direction is proposed for four of the borough’s employment areas, and it is 

anticipated that this will be in place by October 2020. However, even after the 

Local Plan is adopted and the Article 4 Direction is in place, some on-going 

windfall losses are still likely to occur. 

 

5.15 The following table illustrates that supply, including proposed allocations in 

existing urban areas, would not meet the forecast need for employment land 

under any of the forecasts considered. 
 
 

24 EX/104B 
25 Tables 2-2, 2-3 EX/104B 
26 Tables 2-4, 2-5, EX/104B 
27 The Council’s statement for the Stage 6 Hearing on 17th December 2019, Session 28, Employment 
land need: https://www.welhat.gov.uk/local-plan/new/examination/view-hearing-sessions/stage6 
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Table 5.3: Employment floorspace supply, need and shortfall – excluding Green Belt 

Allocations 
 

Supply type B1 B2 B8 BMix Total 

 
 
 
 
 

Completions 

2013/14 329 0 21,637 -7392 14,574 

2014/15 -4,011 2,469 1,397 -1,087 -1,232 

2015/16 -13,851 0 -2,417 5,695 -10,573 

2016/17 -17,340 614 -451 4,754 -12,423 

2017/18 -5,969 160 753 1,475 -3,581 

2018/19 -5,930 79 3,940 -600 -2,511 

Total Completions to 2013-19 -46,772 3,322 24,859 2,845 -15,746 

Total Completions 2016-19 -29,239 853 4,242 5,629 -18,515 

 
 

 
Large sites with 

planning 

permission 

Norton, Bridge Road East -150 0 0 0 -150 

SDS3 Broadwater Road West 

(North) 

 
6,300 

 
0 

 
0 

 
0 

 
6,300 

Plots 5000, 5600 Hatfield 

Business Park 

 
0 

 
0 

 
0 

 
18,000 

 
18,000 

The Holdings, Cole Green Lane 0 0 10,900 0 10,900 

Black Fan Road 7,300 0 0 0 7,300 

Bridgefields 930 0 5,400 0 6,330 

Small sites with planning permission (less than 5,000 m2 

floorspace change) (as at April 2019) 
 

-8,899 

 
-424 

 
-297 

 
5,382 

 
-4,238 

 Total Planning Permissions 5,481 -424 16,003 23,382 44,442 

 
 

Vacant sites 

Land N of Chequersfield (was 

22,600sqm) 

 
0 

 
0 

 
0 

 
0 

 
0 

Tewin Road Gasholders 9,200 0 0 0 9,200 

Total Vacant 9,200 0 0 0 9,200 

 

Local Plan 

Allocations - Urban 

(without 

permission) 

SDS4 Broadwater Road West 

(South West) 

 
11,250 

 
0 

 
-9,500 

 
0 

 
1,750 

HS4 Ratcliff Tail Lift Site, 

Bessemer Road 

 
0 

 
-7,850 

 
0 

 
0 

 
-7,850 

HS14 L Kahn Manufacturing 0 -4,410 0 0 -4,410 

Total Local Plan Allocations - 

Urban 

 
11,250 

 
-12,260 

 
-9,500 

 
0 

 
-10,510 

 

Estimated office-to- 

resi loss (Windfall) 

2013/14 - 2031/32 -18,120 0 0 0 -18,120 

2016/17 - 2034/35 -21,900 0 0 0 -21,900 

2016/17 - 2035/36 -23,160 0 0 0 -23,160 

Total Supply 

(excluding Green 

Belt Allocations) 

Plan period 2013/14 - 2031/32 -38,961 -9,362 31,362 26,227 9,266 

Plan period 2016/17 - 2034/35 -25,208 -11,831 10,745 29,011 2,717 

Plan period 2016/17 - 2035/36 -26,468 -11,831 10,745 29,011 1,457 

 

Total Need 

(Population Based) 

Plan period 2013/14 - 2031/32 35,400 4,000 39,200 0 78,600 

Plan period 2016/17 - 2034/35 25,800 2,880 28,700 0 57,380 

Plan period 2016/17 - 2035/36 27,230 2,880 30,100 0 60,210 

Shortfall (excluding 

Green Belt 

Allocations) 

Plan period 2013/14 - 2031/32 -74,361 -13,362 -7,838 26,227 -69,334 

Plan period 2016/17 - 2034/35 -51,008 -14,711 -17,955 29,011 -54,663 

Plan period 2016/17 - 2035/36 -53,698 -14,711 -19,355 29,011 -58,753 
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5.16 Even when Green Belt sites proposed for allocation in the Draft Local Plan 

2016 are taken into account, (Table 5.4), a projected shortfall of 4,353 

square metres for a plan period of 2016-2036, equating to 0.80 ha, exists. 

Table 5.4: Employment floorspace supply, need and shortfall – including Green 

Belt allocations in the Draft Local Plan 2016 
 

Supply type B1 B2 B8 BMix Total 

 
Total Supply - as 

above (without 

Green Belt 

Allocations) 

Plan period 2013/14 - 

2031/32 

 
-38,961 

 
-9,362 

 
31,362 

 
26,227 

 
9,266 

Plan period 2016/17 - 

2034/35 

 
-25,208 

 
-11,831 

 
10,745 

 
29,011 

 
2,717 

Plan period 2016/17 - 

2035/36 

 
-26,468 

 
-11,831 

 
10,745 

 
29,011 

 
1,457 

Local Plan 

Allocations - Green 

Belt 

SDS5 North West Hatfield 13,900 0 0 0 13,900 

SDS7 Marshmoor 40,500 0 0 0 40,500 

Total Local Plan 

Allocations - Green Belt 

 
54,400 

 
0 

 
0 

 
0 

 
54,400 

 

TOTAL SUPPLY 

(including Green 

Belt Allocations) 

Plan period 2013/14 - 
2031/32 

 
15,439 

 
-9,362 

 
31,362 

 
26,227 

 
63,666 

Plan period 2016/17 - 
2034/35 

 
29,192 

 
-11,831 

 
10,745 

 
29,011 

 
57,117 

Plan period 2016/17 - 
2035/36 

 
27,932 

 
-11,831 

 
10,745 

 
29,011 

 
55,857 

 

 
Total Need 

(Population Based) 

Plan period 2013/14 - 
2031/32 

 
35,400 

 
4,000 

 
39,200 

 
0 

 
78,600 

Plan period 2016/17 - 

2034/35 

 
25,800 

 
2,880 

 
28,700 

 
0 

 
57,380 

Plan period 2016/17 - 

2035/36 

 
27,230 

 
2,880 

 
30,100 

 
0 

 
60,210 

 

Shortfall (including 

Green Belt 

Allocations) 

Plan period 2013/14 - 
2031/32 

 
-19,961 

 
-13,362 

 
-7,838 

 
26,227 

 
-14,934 

Plan period 2016/17 - 

2034/35 

 
3,392 

 
-14,711 

 
-17,955 

 
29,011 

 
-263 

Plan period 2016/17 - 

2035/36 

 
702 

 
-14,711 

 
-19,355 

 
29,011 

 
-4,353 

 
5.17 Furthermore, a number of sites promoted for residential development through 

the Call for Sites 2019 include some land currently in employment use, which 

if allocated (or given planning permission) would result in an even greater 

shortfall. 

 

5.18 Only a small number of sites promoted for employment related uses and were 

found suitable for allocation (as part of mixed use schemes). Table 5.5 

illustrates the effect if all of these sites were to now be allocated for housing 

(or mixed-use development) in addition to those sites already proposed for 

allocation in the Draft Local Plan for employment floorspace supply. 
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Table 5.5: Employment floorspace supply, need and shortfall – including Green Belt 

allocations and urban and Green Belt sites promoted through the Call for Sites 2019 
 

Supply type B1 B2 B8 BMix Total 

TOTAL SUPPLY 

(As above, 

including Green 

Belt Allocations) 

Plan period 2013/14 - 2031/32 15,439 -9,362 31,362 26,227 63,666 

Plan period 2016/17 - 2034/35 29,192 -11,831 10,745 29,011 57,117 

Plan period 2016/17 - 2035/36 27,932 -11,831 10,745 29,011 55,857 

 
 
 
 
 

 
Call for Sites 

2019 

BrP34 - Brookmans Park 

Transmitting Station 

 
10,623 

 
0 

 
0 

 
0 

 
10,623 

Pea 102 - Bio Park, 

Broadwater Road 

 
-11,071 

 
0 

 
0 

 
0 

 
-11,071 

Pea 105 - 61 Bridge Road 

East 

 
0 

 
0 

 
0 

 
-1,140 

 
-1,140 

Pea 103 - 29 Broadwater 

Road* 

 
0 

 
0 

 
0 

 
0 

 
0 

Pea 106 - 73 & 83 Bridge 

Road East 

 
1653 

 
-4560 

 
0 

 
0 

 
-2,907 

WE100 - 51-53 London Road 0 0 0 0 0 

Total Call for Sites 2019 - 

Proposed Allocations 

 
1,205 

 
-4,560 

 
0 

 
-1,140 

 
-4,495 

TOTAL SUPPLY 

(including loss 

through Call for 

Sites 2019) 

Plan period 2013/14 - 2031/32 16,644 -13,922 31,362 25,087 59,171 

Plan period 2016/17 - 2034/35 30,397 -16,391 10,745 27,871 52,622 

 
Plan period 2016/17 - 2035/36 

 

29,137 
 

-16,391 
 

10,745 
 

27,871 
 

51,362 

Total Need 

(Population 

Based) 

Plan period 2013/14 - 2031/32 35400 4000 39200 0 78,600 

Plan period 2016/17 - 2034/35 25800 2880 28700 0 57,380 

Plan period 2016/17 - 2035/36 27230 2880 30100 0 60,210 

Shortfall 

(including Green 

Belt Allocations) 

Plan period 2013/14 - 2031/32 -18,756 -17,922 -7,838 25,087 -19,429 

Plan period 2016/17 - 2034/35 4,597 -19,271 -17,955 27,871 -4,758 

Plan period 2016/17 - 2035/36 1,907 -19,271 -19,355 27,871 -8,848 

* Note 1: Loss for this site -3,925sqm is included within the small sites with planning permission. 

* Note 2: Site not in a primary B class use, hence floorspace loss not noted in this table 
 

Site Selection – balancing the need for housing land supply and the 

needs of the economy 

5.19 The needs of the economy are important to the objective of achieving 

sustainable development in the borough and given the updated position on 

the indicators for employment growth and supply (above), the Council is keen 

to ensure the balance doesn’t unduly shift to indicate a significant undersupply 

of employment land as this could also be unsustainable. 

5.20 Therefore, by trying to keep up with the population projection, a need for 

60,210 square metres of employment land as indicated in Table 5.2 should be 

considered as a reasonable, and a minimum, baseline for the new plan 

period. 
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5.21 However, in the context of the need to explore if the OAN for housing could be 

met in full, and in order to facilitate a wider consideration of sites promoted for 

housing, in the 2019 HELAA (Stage 1 and 2 of the site selection process), 

employment sites were no longer automatically sieved out at Stage 1, as they 

were in the 2016 HELAA, simply because of their location within a designated 

or proposed employment policy area. 

 

5.22 Sites promoted for employment (B class) uses and mixed-use sites have also 

been assessed in the 2019 HELAA. 

 

5.23 As part of the subsequent stages of the site selection process (i.e. as set out 

in this Paper), a pragmatic approach has been taken in terms of the balance 

to be struck between the need for housing and the needs of the economy, 

including consideration of the potential use of employment sites to 

accommodate housing growth, where it is necessary to consider a range of 

options for how the Council meets its housing requirement in full. 

 

Impact of the site selection process on employment land supply 

 
5.24 Where account is taken of completions, large sites with planning permission, 

small sites with planning permission, vacant sites, Draft Local Plan urban and 

Green Belt sites (without planning permission), estimated windfall losses, and 

the additional loss of a limited number of employment sites to housing (or 

mixed-use) to assist in meeting the OAN for housing (as set out in Table 5.5), 

a shortfall in employment land is anticipated to arise, and assuming that the 

sites identified are developed in full during the plan period. 

 

5.25 On this basis, an overall shortfall of 8,848sqm, for a plan period of 2016- 

2036, is estimated, which equates to a shortfall of around 1.63 ha of 

employment land. . 

 

Table 5.6: Employment growth including the loss of a limited number of 

employment sites for housing to assist in meeting the OAN 
 

Period Additional jobs 
Additional floor 

space 
Additional land 

2016-2036 -350 -8,848sqm -1.63ha 
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6.0 Exceptional Circumstances 
 

6.1 The NPPF (2012) states (at paragraph 84) that when drawing up or reviewing 

Green Belt boundaries, local planning authorities should: 

 
“…take account of the need to promote sustainable patterns of development. 

They should consider the consequences for sustainable patterns of 

development of channelling development towards the urban areas inside the 

Green Belt boundary, towards towns and villages inset within the Green Belt or 

towards locations beyond the outer Green Belt boundary.” 

 
6.2 The NPPF also goes onto provide guidance for defining boundaries at 

Paragraph 85, where local planning authorities should: 

• “ensure consistency with the Local Plan strategy for meeting identified 

requirements for sustainable development, 

• Not include land which it is unnecessary to keep permanently open, 

• Where necessary, identify in their plans areas of ‘safeguarded land’ 

between the urban area and the Green Belt, in order to meet longer-term 

development needs stretching well beyond the plan period, 

• Make clear that the safeguarded land is not allocated for development at 

the present time. Planning permission for the permanent development of 

safeguarded land should only be granted following a Local Plan review 

which proposes the development, 

• Satisfy themselves that Green Belt boundaries will not need to be altered 

at the end of the development plan period, and 

• Define boundaries clearly, using physical features that are readily 

recognisable and likely to be permanent”. 

 
6.3 As set out in the Council’s hearing statement in response to Question 5 of the 

Stage 2 Hearing Sessions, there is no definition of what constitutes exceptional 

circumstances either in the NPPF or in national Planning Practice Guidance. It 

is a matter of planning judgement This is reinforced by a recent High Court 

decision (Compton Parish Council (and others) Vs Guildford BC (and others)28
 

where the judgement states: 

“There is no definition of the policy concept of “exceptional circumstances”. This 

in itself is a deliberate policy decision, demonstrating that there is a planning 

judgement to be made in all the circumstances of a particular case …” 
 
 
 
 

28 [2019] EWHC 3242 (Admin), case no. CO/2173,2174, 2175/2019 
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6.4 The Compton judgement also clarifies that ‘Exceptional Circumstances’ can be 

found in the accumulation or combination of circumstances, of varying natures, 

entitling a decision-maker to make a rational planning judgement, i.e. that 

circumstances are sufficiently exceptional to justify altering the Green Belt 

boundary. 

 
6.5 The steps that might lead a planning authority to conclude that exceptional 

circumstances exist have also been considered by the courts. The Compton 

case clarifies that unmet need is often part of the judgement and it may weigh 

heavily or decisively but it is not sufficient in itself as such factors do not exist 

in a vacuum. There will also need to be an analysis of the nature and degree of 

the need, together with a consideration of why the need cannot be met in 

sequentially preferable locations, the impact on the function and purpose of the 

Green Belt and what other advantages proposed released from the Green Belt 

might bring, e.g. in terms of a sound distribution strategy. 

 
6.6 The frequently cited case of Calverton Parish Council v Nottingham City Council 

(and others) 2015 EWHC 1078 (Admin)29 confirms that decision makers are 

entrusted with the obligation of reaching sound planning judgements on 

whether exceptionality exists and in doing so regard must be had to the whole 

picture, including the consequences for sustainable development. 

 
6.7 In this case, the judgement set out a number of matters that should be identified 

and dealt with in order to ascertain whether ‘exceptional circumstances’ exist 

to justify amending the Green Belt: 

i. The acuteness of the Objectively Assessed Need, 

ii. The inherent constraints on supply and availability of land for 

sustainable development, 

iii. The consequent difficulties in achieving sustainable development 

without impinging on the Green Belt, 

iv. The nature and extent of the harm to the Green Belt (or those parts of it 

which would be lost if the boundaries were reviewed); and 

v. The extent to which the consequent impacts on the purposes of the 

Green Belt maybe ameliorated or reduced to the lowest reasonably 

practicable extent. 

 
6.8 It is generally considered that in making the case for exceptional circumstances 

points (i), (ii), and (iii) are relevant at a general/strategic level, whilst points (iv) 

and (v) require consideration of the specific areas or settlement proposed to be 

released from the Green Belt. On this basis, the Council’s consideration of 
 

29 http://www.bailii.org/ew/cases/EWHC/Admin/2015/1078.html 
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points (i) to (iii) are summarised in this paper within this section. Points (iv) and 

(v) are considered on a site-by-site, and settlement basis and are summarised 

in the site assessment templates (Appendix A) and the settlement sections of 

this paper (Sections 10 to 24). 

 
Housing 

 
6.9 Acuteness of the OAN: Welwyn Hatfield’s full OAN for housing of 664-707 

dwellings per annum (dpa), equivalent to 12,616 to 13,433 dwellings over a 19 

year plan period 2013-2032 at the time the Draft Local Plan 2016 was prepared, 

indicated the need for a significant increase in the number of homes in the 

borough to address the housing needs of the population including an uplift to 

address market signals and suppressed household formation. 

 
6.10 The Strategic Housing Market Assessment Update 2017 (HOU/21), indicated30

 

population and household change of 23.5% and 27.4% over the plan period, 

which in itself can be described as acute. Table 6.1 of HOU/21, indicated a 19% 

uplift above the demographic starting point to arrive at the full OAN of 800dpa 

(allowing for a recovery in household formation rates of younger households, 

supporting likely job creation through growth in the labour force and to provide 

a reasonable response to market conditions through increased supply). This 

reinforced the acute need for housing in Welwyn Hatfield. 

 
6.11 A technical note (Examination Document EX/103A) was more recently 

prepared (June 2019) to consider the implications of the 2016-based population 

and household projections on the OAN31. The conclusion of this work was that 

the OAN of 800dpa remains reasonable and appropriate for Welwyn 

Hatfield following the applicable NPPF and PPG. 

 
6.12 The Council’s Statement for the Stage 6 Hearing (Session 27) on Housing Need 

Forecasts, acknowledges that the plan may now not be adopted before the end 

of 2020. In order to provide an informed picture as to the consequences of 

altering the plan period to a twenty year period 2016 to 2036, updated modelling 

has been carried out. Table 6.1 presents a projection for an alternative plan- 

period, 2016 to 2036. This continues to show a slightly more pronounced uplift 

relative to that applied in calculating the original OAN (2013-32), increasing 

further where the 2016-based SNPP are used. 
 
 
 
 
 

 

30 Table 4.1 of HOU/21 Welwyn Hatfield SHMA Update 2017 
31 Supplementary to Examination Document EX/82, a technical note prepared in response to matters 

raised by the Inspector at the Stage 2 hearings in 2017 
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Table 6.1: Adjustments to the Objectively Assessed Need over an alternative 
period (2016-36) 

 

 2013-32 2016-36 

 Current 
OAN 

2014-based 
SNPP 

2016-based 
SNPP 

Starting point 670 650 593* 

Adjusted demographic projection 721 715 666 

Annualised OAN 800 800 800 

Cumulative uplift 19% 23% 35% 

Source: Turley and Edge Analytics 
* 2016-based SNPP with 2014-based headship rates 

 

6.13 The Council considers that the 800dpa identified in the 2017 SHMA (and the 

additional Technical Papers which have been prepared and published following 

the Stage 2 hearings in October 2017) remains the most appropriate calculation 

of the annual need for housing. The increased uplift facilitated by the retained 

OAN of 800dpa is considered to be a reasonable and positive response to the 

consequences of under-provision over the period from the original base date 

(2013) to a new base date (2016), specifically including a recognition of 

worsening affordability. 

 
6.14 All iterations of the evidence around the need for housing indicate an acute 

need for housing growth exists. 
 

6.15 The Inspector in his post-hearing (December 2019) advice note has confirmed 

that the evidence presented by the Council justifies a Full Objectively Assessed 

Need of 800 dwellings per annum, and that this requirement is consistent with 

national policy. 

 
6.16 Constraints on supply and land availability: The Council has prepared a 

proportionate evidence base and has reviewed the opportunities for maximising 

development potential within the borough’s urban areas. 

 
Housing land supply 

6.17 Without Green Belt release, the indicated additional housing supply in the Draft 

Local Plan 2016 represented only 49%-52% of the OAN at the time of the Reg. 

19 consultation. This represented a considerable constraint on land supply 

when compared to the assessed need for housing at that time. 

 
6.18 An updated land supply position (2019) indicates the following (assuming the 

sites in the Draft Local Plan 2016 are carried forward): 
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Table 6.2: Housing land supply 2019, Draft Local Plan 2016 sites, windfall 
allowance, completions and commitments 

 

Supply Number of dwellings 

Completions (2016-2019) 1,446 

Commitments (excluding Local Plan sites) 1,268 

Windfall allowance 1,304 

Draft Local Plan sites (8,027) + updated capacity through 
planning permissions/applications (645) 

8,672 

Small sites (Urban, and not in windfall allowance) 17 

Total 12,707 

 

6.19 This falls short of the OAN for the plan period 2016-2036 (16,000), with an 

indicated shortfall of 3,293 dwellings. 

 
6.20 The results of the site selection work completed in 2019, indicates a potential 

additional supply position from the urban areas of 1,287 dwellings. Assuming 

all of these sites are allocated, then together with the updated housing land 

supply position illustrated above in Table 6.2, this results in a total capacity of 

13,994. 

 
6.21 This is considerably below the OAN of 16,000, indicating a shortfall of 2,006 

dwellings and represents a severe constraint on supply and land availability. 

Opportunities have also been identified to amend the capacity of a number of 

sites (including Green Belt sites) in the Draft Local Plan 2016, the net effect of 

this would result in an additional capacity of 239 dwellings, potentially 

increasing supply to 14,233, and reducing the shortfall to 1,767. 

 
6.22 The shortfall against the OAN that arises can only be addressed through the 

release of additional land from the Green Belt. 

 
6.23 Following the detailed review of the additional sites, as summarised by this 

Topic Paper, it is proposed that 77 sites are allocated to deliver, along with 

completions, commitments and an allowance for windfall sites, 15,952 

dwellings. Forty-nine of these proposed allocations are Green Belt sites, 

clearly illustrating the difficulty for the Council seeking to meet the OAN without 

releasing Green Belt sites. 

 
6.24 Indeed, the proposed housing supply of 15,952 dwellings in the plan period 

2016 – 2031 falls just 48 dwellings short of the OAN. As explained more in 

Section 26 of this Topic Paper, 15,952 dwellings represents the maximum level 

of housing that can be provided utilising all sites that pass the Council’s 
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comprehensive approach to site selection, less those sites that would lead to 

‘high’ Green Belt harm. 

 
Employment 

 
Acuteness around the need for employment land 

 
6.25 As highlighted in section 5 of this paper, the employment needs arising from 

the growth in the resident working age population over the plan period who are 

likely to work in the borough in a B class use, is predicted to lead to a 

requirement for an additional 60,210 square metres of floorspace, 

equivalent to around 11ha over a plan period of 2016 to 2036 (i.e. a population 

based scenario). 

 
6.26 Monitoring indicates that in recent years, losses of employment land have been 

significant. Overall (net) losses can however mask certain trends. Significantly, 

between 2013 and 2019, a loss of 46,772 square metres of B1 floorspace has 

been recorded (29,239 square metres of which was lost in the last 3 years, 

between 2016 and 2019). Much of this can be attributed to permitted 

development rights on ‘windfall’ sites, which allow sites in office use to be re- 

developed for residential purposes. Since PD rights were introduced, 29,853 

square metres of B1a office floorspace has been lost (with 435 dwellings 

permitted). 

 
6.27 Whilst the Council is introducing an Article 4 Direction to protect a number of 

employment sites, there are still expected to be further employment land losses 

in the plan period (a projected loss of 23,160qm between 2023/24 and 2035/36 

on windfall sites). Permitted development rights aside, further losses of 

employment land are also likely to be the case in the absence of an up to date 

adopted Local Plan or a 5 year land supply for housing. The level of existing 

sites with planning permission and vacant sites will not be enough to offset 

losses. 

 
Constraints on supply and land availability 

 
6.28 Without any allocations from Green Belt sites, a shortfall of 58,753 square 

metres of employment floorspace is anticipated to arise, when compared to the 

population based scenario for the plan period 2016-2036 (Table 5.3 Section 5). 

This equates to around 10.8 hectares. Clearly, this is an acute shortfall, which 

left unaddressed could impact on the ability for business to remain in or locate 

to Welwyn Hatfield. 

 
6.29 The NPPF (2012) places significant weight on the need to support 

economic growth. Planning authorities should plan proactively to meet the 
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development needs of business, positively and proactively encouraging 

sustainable economic growth to meet anticipated needs over the plan 

period, allowing for flexibility for changes in economic circumstances, 

whilst avoiding the long term protection of sites allocated for employment 

use where there is no reasonable prospect of the site being used for that 

purpose32. 

 
6.30 In 2016, the need to provide for sufficient employment land in the borough 

for the plan period resulted in proposals to release a limited amount of 

land from the Green Belt at two mixed use sites SDS5 (Hat1) and SDS7 

(WeG4b). (In addition, a number of employment areas were proposed in 

Policy SADM10 of the Draft Local Plan 2016). 

 
6.31 More recent reporting indicates33 that there is a healthy underlying demand in 

both the office and industrial sectors across Hertfordshire. There is however a 

lack of supply to meet those demands. The permitted development rights 

regime has had a significant impact on the office sector, which is creating 

imbalances between supply and demand in the market. The implications for the 

economy include the potential to constrain growth, lost inward investment, limits 

to productivity and the risk that the area may not been seen as ‘open for 

business’. 

 
6.32 Even with the Green Belt sites proposed for allocation in the Draft Local Plan 

2016, a shortfall of 4,353 square metres (equivalent to around 0.80ha) is 

currently indicated (for a plan period of 2016-2032 and for an updated 

population based scenario 2019). 

 
6.33 If, as a result of the need to identify more sites for housing, further losses of 

land currently in employment use were to be planned for (i.e. those relevant 

sites promoted through the Call for Sites 2019 that were found to be suitable, 

available and achievable for housing or mixed use development and also 

suitable for allocation), as set out in this paper and recommended as the 

‘Preferred Option’; then the overall shortfall would increase to around 1.63 

ha (where the shortfall is indicated at around 8,848 square metres). 

 
6.34 This ‘Preferred Option’ maximises the Council’s ability to meet the OAN and 

achieve a reasonable balance between housing and employment. Clearly this 

is a key component of achieving sustainable development and a requirement 

and a key consideration of the NPPF in terms of demonstrating ‘exceptional 

circumstances’. The Council therefore considers that the release of Green Belt 
 
 

32 Paragraphs 18 to 22 of the NPPF 2012 
33 Loss of Employment Space in Hertfordshire, February 2019, Hertfordshire Local Enterprise 

Partnership 
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land is both essential and unavoidable to support the achievement of 

sustainable development and, as an exceptional case, to provide land supply 

to help meet the needs of the economy over the plan period. 

 
The difficulties of achieving sustainable development without 

imposing on the Green Belt 

 
6.35 There are three dimensions to sustainable development34 and the 

planning system performs a number of roles: 

 
• An economic role – contributing to building a strong economy, ensuring 

that sufficient land is available of the right type, in the right place at the right 

time; identifying and coordinating development requirements including the 

provision of infrastructure. 

• A social role - supporting communities, providing housing to meet existing 

and future generations with accessible local services that reflect the 

community’s needs and support its wellbeing. 

• An environmental role - contributing to protecting and enhancing our 

natural, built and historic environment, helping to improve biodiversity and 

use natural resources prudently 

 
6.36 The presumption in favour of sustainable development lies at the heart of 

the National Planning Policy Framework (paragraph 14, 2012). 

 
“For plan making, this means that: 

 
• local planning authorities should positively seek opportunities to meet the 

development needs of their area; 

• Local Plans should meet objectively assessed needs, with sufficient 

flexibility to adapt to rapid change, unless: 

- Any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in the NPPF 

taken as a whole; or 

- Specific policies in the Framework indicate that development should be 

restricted.9 “35
 

 
 
 
 
 

34 Paragraph 7 of the NPPF. 

35 Footnote 9: NPPF: “For example, those policies relating to sites protected under the Birds and 
Habitats Directives (see paragraph 119) and/or designated as Sites of Special Scientific Interest; land 
designated as Green Belt, Local Green Space, an Area of Outstanding Natural Beauty, Heritage 
Coast or within a National Park (or the Broads Authority); designated heritage assets; and locations at 
risk of flooding or coastal erosion.” 
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6.37 The policies of the Framework referenced in Footnote 9 of the NPPF 

include those relating to the Green Belt (amongst others). This is not the 

end of the matter however, for the policies in the NPPF must be read as 

a whole. 

 
6.38 Whereas paragraph 119 of the NPPF categorically states that the 

presumption in favour of sustainable development (paragraph 14) does 

not apply where development requiring appropriate assessment under the 

Birds or Habitats Directives is being considered, planned or determined, 

no such categorical statement is made in the context of “land designated 

as Green Belt”. 

 
6.39 The NPPF envisages the circumstances in which Green Belt boundaries 

will be altered, i.e. in exceptional circumstances through the preparation 

or review of a Local Plan (paragraph 83). Further, when drawing up or 

reviewing boundaries, planning authorities should take account of the 

need to promote sustainable patterns of development (paragraph 84). 

 
6.40 Not imposing on the Green Belt in Welwyn Hatfield would have a number 

of consequences for sustainable development and would mean that the 

plan would fail to: 

 
• boost significantly the supply of housing for existing and future 

generations, for which an acute needs exists, 

• plan for or meet the full OAN or the identified requirement for 

employment provision, 

• plan positively for economic growth, allowing for changes in the 

economy and businesses to remain, grow and locate in the borough, 

• ensure there is a balance between housing and employment planned 

for in order to deliver sustainable development, 

• adequately plan for and coordinate the delivery of infrastructure 

alongside growth (noting that a number of Strategic Development Sites 

that are currently designated within the Green Belt, will be the key 

delivery locations for new primary and secondary school provision and 

other services and facilities), 

• support a sustainable pattern of development, consistent with the 

Spatial Strategy and Settlement Hierarchy (as advocated by the NPPF 

at Paragraph 84) where the Council’s proposed approach does: 

o channel development first towards the urban areas, particularly 

at the main towns of Welwyn Garden City and Hatfield, and 
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o towards towns and villages inset within the Green Belt, 

particularly the larger and most sustainable villages, such as 

Welwyn and Welham Green. 

 

6.41 The plan cannot direct development towards locations beyond the outer 

Green Belt boundary as the Green Belt extends across the whole 

borough. However, development is also directed towards a proposed new 

village (Symondshyde) that is located where impact on the Green Belt is 

‘low - moderate’ and in order to support a sustainable pattern of 

development and help to reduce the impact on the other existing 

settlements. 

 
6.42 The Council has taken into account the need to protect and enhance the 

borough’s natural and historic assets where these are of acknowledged 

importance, e.g. Registered Historic Parks and Gardens, and allowances 

have been made for mitigation measures where considered necessary, 

along with a wide range of constraints and factors considered through the 

site selection process. 

 
6.43 Finally, the Council’s approach has avoided the need to identify any 

additional sites that fall within ‘high’ harm parcels in the Green Belt, thus 

seeking to minimise impact. The additional sites identified, if developed, 

would not lead to undue impact on the purposes of the Green Belt or on 

separation between settlements. 

 
6.44 The Council therefore maintains that exceptional circumstances exist to 

alter Green Belt boundaries in Welwyn Hatfield in order to meet the need 

for housing and economic growth, which cannot be met in urban areas 

alone. It would be impossible for the Council to plan for sufficient housing, 

employment and infrastructure or to support the delivery of sustainable 

development without releasing sites from the Green Belt. 

 
The nature and extent of the harm to the Green Belt if boundaries are 

reviewed 

 
6.45 The Council has used a proportionate evidence base to objectively 

consider the nature and extent of the harm to the Green Belt if boundaries 

are altered. Topic Paper 2 (TPA/2) set out the evidence and approach 

taken to inform the assessment of Green Belt harm at that point in time. 

 
6.46 This Site Selection Paper provides an updated position, taking into 

account the key conclusions arising from more recent evidence, including 

The Green Belt Study (Stage 3). 
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6.47 This matter is considered on a site-by-site basis, as set out in the site 

templates (Appendix A) within this paper, that takes into account the 

nature and extent of harm to the Green Belt if boundaries are reviewed. 

Consideration is also given to this at settlement level, as summarised in 

Sections 10 to 24 of this paper. 

 
The extent to which the consequent impacts on the purposes of the 

Green Belt may be ameliorated or reduced to the lowest reasonable 

extent: 

 
6.48 The Council has assessed the implications of removing land from the 

Green Belt against the purposes of including land within it and has sought 

to limit the harm to lowest reasonable extent. This matter is considered on 

a site-by-site basis, as set out in the site templates (Appendix A) within 

this paper, that takes into account the nature and extent of harm to the 

Green Belt if boundaries are reviewed. Consideration is also given to this 

at settlement level, as summarised in Sections 10 to 24 of this paper. 

 
6.49 A limited release of land from the Green Belt, arising from the 

recommendations contained in this paper would mean that 74.2% of the 

borough would remain Green Belt, with the remaining 25.8% forming 

urban areas. 

 
6.50 The reduction from 79.1% of the borough designated as Green Belt to 

74.2%, is the lowest reasonable extent required to address the needs for 

housing and employment growth alongside the infrastructure, services 

and facilities necessary to support the level of growth proposed, whilst 

protecting the borough’s most sensitive environment. 
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7. Methodology 
 

7.1 The Council’s methodology for assessing sites for inclusion within its local 

plan, as submitted in May 2017, is set out in the Housing Sites Selection 

Background Paper 201636. This paper, updated October 2019, outlines the 

methodology for assessing sites for consideration by the Planning Inspector 

presiding over the WHBC Local Plan Examination. In his correspondence 

dated December 2017, the Inspector invited the Council to consider a wider 

range of sites to see if a higher level of housing could be planned for37. This is 

discussed in more detail in the introductory sections of this paper. 

 
7.2 As explained in Section 3 of this paper, the Council’s approach to identifying 

sites for inclusion within the local plan is consistent with National Planning 

Practice Guidance (PPG). The approach consists of six main steps that 

incorporate the requirements set out in PPG. In particular, the Council’s 

Housing and Economic Land Availability Assessment 2016 (HELAA), forms 

the first part of the approach, by identifying a short-list of potential 

development sites for more detailed consideration. 

 
7.3 Table 7.1 summarises the six steps of the Council’s site selection 

methodology and also how many sites were considered at each stage. This 

shows that the first stage of the process considered 144 sites and at the end 

of stage 6, 78 sites are recommended for inclusion within the plan. 

 
7.4 It should be noted that evidence to justify the inclusion of sites in the local 

plan, as submitted in May 2017, was set out in background papers supporting 

the original plan at the point of submission that are available on the Council 

website38. In responding to the Planning Inspector’s instructions to consider 

additional potential development sites, this paper considers all sites again, 

comprehensively, including sites included in the plan at submission, new sites 

identified through the ‘call-for-sites’ undertaken earlier in 2019 and re- 

submitted sites, that were considered as part of preparing the original plan, 

but that were re-submitted through the recent ‘call-for-sites’ consultation. 

 
7.5 The Council’s site selection methodology ensures that a range of evidence or 

appraisals are used to inform the selection of sites for possible inclusion in the 

plan, following completion of the HELAA, initially at a site-by-site assessment 

level (Stage 3 – Detailed Assessment) and then a settlement level 

assessment (Stage 4 – Settlement Assessment) and an assessment of 
 
 
 

36 HOU20 Housing Site Selection Background Paper 2016 

https://www.welhat.gov.uk/local-plan/new/examination/library 
37 EX39 Inspector’s Note following Stages 1 and 2 of the hearing sessions: Green Belt Review 

https://www.welhat.gov.uk/local-plan/new/examination/documents 
38 HOU20 Housing Site Selection Background Paper 2016 

https://www.welhat.gov.uk/local-plan/new/examination/library 
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strategic options (Stage 5 – Detailed Options Testing). The evidence or 

appraisals used to inform the process include: 

 
• Housing and Economic Land Availability Assessment (HELAA) 

 
The HELAA involves a thorough strategic level assessment of whether a site 

is considered suitable, available and achievable during the plan period. Only 

sites that are considered suitable in the HELAA have been included in this 

Site Selection Background Paper (if they are considered unsuitable, then the 

HELAA sets out the reasons why this conclusion has been reached). 

Many sites have a number of constraints that need to be overcome before 

development can proceed. The HELAA considers whether such constraints 

can be overcome, whether constraints may reduce or limit the quantum of 

development in any way, whether any further assessments may need to be 

carried out either before or in association with a planning application and 

whether such constraints may affect achievability. 

 
• The Green Belt Study (Parts 1, 2 and 3) 

 
The Council has followed a comprehensive approach to assessing the Green 

Belt with three stages of work being completed. The Stage 1 work was jointly 

commissioned with neighbouring authorities in 2013 and provided a strategic 

level assessment. The Stage 2 work, completed in 2014, provided a finer 

grain analysis of WHBC sites on an individual basis, whereas the Stage 3 

work, completed in 2019, provided further analysis. This included all parcels 

surrounding the borough’s settlements, including those washed-over by the 

Green Belt, along with the degree of harm that release of any individual parcel 

or sub-parcel, would have on the Green Belt. 

 
• An appraisal of Green Belt boundaries 

 
The Green Belt Study Stage 2 provided an initial assessment of Green Belt 

boundaries and the Stage 3 work provided a more comprehensive and 

detailed assessment of the existing Green Belt boundaries for each sub- 

parcel considered. This work informed an assessment by officers of 

boundaries associated with the proposed development sites. 

 
• Consideration for the Calverton Test 

 
The High Court Judgement of Justice Jay in the case of Calverton Parish 

Council v Greater Nottingham Councils [2015] EWHC 1078 (Admin), set out a 

number of matters that should be considered in order to ascertain whether 

‘exceptional circumstances’ exist to justify making amendments to the Green 

Belt. These matters have been considered on a site-by-site basis and at a 
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settlement level, which are presented in Appendix A and in the Settlement 

Sections (Sections 10 to 24) of this paper respectively. There is also an 

overview at a borough level provided by Section 6. 

 
• The Sustainability Appraisal (SA) and Habitats Regulations 

Assessment (HRA) 

 
The Sustainability Appraisal (SA), incorporating Strategic Environmental 

Assessment (SEA), is a legal requirement to inform plan making. The Council 

commissioned independent consultants to undertake SA/SEA to inform the 

Local Plan. The SA/SEA is prepared iteratively and tests the plan proposals 

against a series of ‘sustainability’ objectives in order to ascertain if any 

significant effects are ‘likely’ as a result of taking the proposals forward. The 

SA was prepared iteratively alongside preparation of this Topic Paper and the 

findings are reported in the SA Report39. 

 
The Habitats Regulations Assessment (HRA) is another legal requirement of 

the plan making process and considers if the plan will have an impact on 

European designated wildlife sites, such as Special Areas of Conservation. 

An update to the HRA was prepared alongside and to inform this Topic 

Paper40. 

 
• Flood Risk – Sequential Test 

 
Flood risk has been tested comprehensively with work undertaken in 2015, 

2016 and 2019. The Strategic Flood Risk Assessment (SFRA) takes account 

of Government guidance and accords with the requirements of the 

Environment Agency. This evidence is taken into account within the HELAA 

and so any sites considered at Stage 3 (Detailed Assessment) will have been 

shown to pass the SFRA. 

 
• Landscape Sensitivity Study 

 
The Landscape Sensitivity Study was undertaken to provide a robust 

assessment of the borough by landscape character area and to complement 

the Green Belt studies, as protecting sensitive landscapes is not one of the 

purposes of the Green Belt as set out in national policy. The study 

concentrated on understanding the sensitivities to residential development of 
 
 

 

39 https://www.welhat.gov.uk/evidencebase 

40 https://www.welhat.gov.uk/evidencebase 
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land across the borough apart from settlements large enough to be inset, or 

areas that have absolute constraints that preclude development, such as 

Ancient Woodland or Historic Parks and Gardens. The study was used to 

inform the site selection process and is available on the Council’s website41. 

 
• Green Gap Assessment 2019 

 
The Green Gap Assessment provides an additional evidence base to assist 

the Council’s Site Selection process. The Assessment considers the role gaps 

play between settlements, for example by providing a sense of separation and 

in maintaining settlement pattern and character. 

 
• Transport Assessment 

 
The Council has worked closely with the County Council, who as Highways 

Authority have responsibility for highway related matters in Hertfordshire who 

also work in partnership with Highways England, in relation to the Strategic 

Highway network, i.e. the A1 (M)42. Consultants were commissioned to 

prepare updated transport evidence testing the impact of additional 

development and ensuring that any proposals were both compliant with 

national policy, and where necessary, that appropriate infrastructure 

improvements had been identified. 

 
• An appraisal of strategic advantages or disadvantages 

 
Consideration is given to any strategic advantages or disadvantages to 

bringing individual sites forward, either as promoted by those parties acting for 

the landowner, or by other stakeholders such as the County Council. An 

example might include the potential for the site to include a new school or 

community facility. 

 
• Strategic infrastructure and cumulative impacts 

 
In addition to the various technical work described above, the Council also 

consulted with a range of stakeholders, including the County Council and 

infrastructure providers to ensure that any strategic or cumulative impacts are 

taken into account. These are reported within the settlement sections 

(Sections 10 to 24) of this paper. 
 

 

41 EX156 Welwyn Hatfield Landscape Sensitivity Assessment July 2019 

https://www.welhat.gov.uk/local-plan/new/examination/documents 

42 https://www.welhat.gov.uk/evidencebase 
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7.6 The methodology is consistent with earlier stages of plan making, including to 

inform the plan at submission, but is refined to ensure that matters arising 

through the Local Plan Examination process have been incorporated, and to 

ensure the Council’s selection of any additional sites is made as clear and 

transparent as possible. 

 
7.7 Section 8 of this paper discusses the evidence and appraisals that inform the 

selection process in more detail. 

 
7.8 Section 9 of this paper discusses how the findings from different parts of the 

assessment, including the evidence and appraisals, have been weighted. This 

helps to ensure a consistent approach is applied to all the sites considered. It 

is also important to note that the approach to weighting is used to guide the 

assessment, but that this has also been balanced with any site-specific 

considerations. 

 
7.9 Following Stage 2 (the HELAA) only sites of 5 or more dwellings in the 

excluded villages (i.e. those inset from the Green Belt) or 10 or more 

dwellings in the towns were considered at Stage 3, as these are considered 

too small to allocate in the Local Plan. In all, 32 sites failed the HELAA Stage 

1, 36 failed the HELAA Stage 2 and three sites were withdrawn. 

 
7.10 Appendix A sets out the findings of Stage 3 – Detailed Assessment by 

providing a ‘template’ for all the sites considered at this stage summarising 

the findings of the Stage 3 assessment process. In all 89 sites were 

considered at Stage 3 (i.e. the short-list of sites identified by the HELAA, or 

re-assessed Local Plan 2016 sites) and following assessment 78 sites were 

considered appropriate for consideration at Stage 4 – Settlement 

Assessment. 

 
7.11 Sections 10 to 24 of this paper set out the conclusions for Stage 4 – 

Settlement Assessment at a settlement-by-settlement level. This includes 

consideration for any cumulative impacts, or reasons, which may affect 

whether or not a site, or group of sites, should be recommended for allocation. 

 
7.12 Sections 10 to 24 also consider the findings for the evidence and appraisals 

described above at a settlement level, for example the ‘exceptional 

circumstances’ for releasing sites from the Green Belt, or how the ‘Calverton 

Test’ has been considered. These matters are summarised by the templates 

set out in Appendix A. 

 
7.13 The final stage of the site selection process is ‘Stage 5 – Detailed Options 

Testing’, which considers if the preferred option emerging from the detailed 

assessment (Stages 1 to 4) is the most appropriate strategic option for the 

borough overall. A series of ‘reasonable alternatives’ were considered, 

helping to inform the final recommendation, for example seeking to minimise 
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the level of harm to the Green Belt, or ensure the balance between new 

housing and new employment is matched as closely as possible. These 

options were also considered by the Sustainability Appraisal. This stage is 

described in more detail by Section 26 of this paper. 

 
7.14 Following the Stage 5 – Detailed Options Testing, 78 sites are ultimately 

recommended for inclusion in the plan, this is an increase from 42 sites set 

out in the original Local Plan as submitted in 2017. 

 
7.15 A table summarising the sites recommended for inclusion in the plan in set out 

in Section 26 of this Topic Paper. This makes it clear if these were included in 

the original plan, as submitted in May 2017, or if they are additional sites. It 

also summarises where changes are proposed to sites if they are retained 

from the submitted plan. 

 
Table 7.1: Site Selection Methodology – Overview of key stages of the site 

selection process 

 

 
Selection 

Stage 

 

Description 

Number of Sites 
that meet criteria 

 

Reference 

Input Output 

 Preparation of HELAA    

 
High Level Assessment 

   

 
Call for sites – notification of sites to Council 
from land owners, site promoters and 
interested parties 

   

 
 
 
 
 

1 

HELAA Stage 1: High level assessment to 
test conformity with Local Plan Strategy or 
Environmental Constraints, in particular to 
filter sites out where: 

 

• The site is wholly located within Flood 
Zone 3 

• The site is not contiguous with an urban 
settlement boundary around an 
excluded settlement (unless large 
enough to create a new sustainable 
village – 1,000 dwellings) 

• The site is smaller than 0.25 ha or has 
been promoted for <5 dwellings 

• The site does not adjoin one of the 7 
washed over villages identified in the 
2019 Green Belt Study 

 
 
 
 

144 

 
 

 
112 

(32 sites 
failed at 
Stage 1) 

 
 
 

 
HELAA 

2019 

 
 

2 

Preparation of HELAA 
 
Assessment of Suitability/ Availability/ 
Achievability 

 
 

112 

73 (36 sites 
failed Stage 

2 and 3 
sites were 
withdrawn) 

 
HELAA 

2019 

Page 73



39  

 HELAA Stage 2: Identify pool of ‘potential’ 
development sites based on high level 
assessment of ‘suitability, availability, 
achievability and deliverability’. Estimated 
developable area and initial site capacity 
estimates are established at this stage, in 
particular: 

   

 Detailed Assessment    

 
More detailed ‘filter’ of sites against a range 
of more detailed assessment criteria on a 
site-by-site basis, in particular: 

   

 
 
 

 
3 

• Green Belt Harm and Green Belt 
Boundaries 

• Sustainability Appraisal 

• Consideration of flood risk and the 
sequential test 

• strategic advantages/ disadvantages 

• strategic infrastructure requirements and 
cumulative impacts 

• identification of indicative site capacities 
(i.e. either the capacity identified at 
Stage 1, or a refined capacity in light of 
any matters identified at Stage 2 such 
as Green Belt harm) 

• Calverton Test 

 
89 

(includin 
g     

reassess 
ed Draft 

Local 
Plan 
sites) 

 
 

 
52 (35 sites 
failed Stage 

3)* 

 
 

 
Site Selection 
Topic Paper 

2019 

 Settlement Assessment 
Further analysis and detailed evidence 
testing at a settlement level, in particular: 

   

 
 

4 

 

• consultation with Key Stakeholders, 
Infrastructure Providers and Specialist 
Officers 

• technical evidence (Transport, Viability, 

• ‘exceptional circumstances’ and 
Calverton Test 

• Strategic matters (e.g. protection of 
employment land) 

78 
(Includes 
all Local 

Plan 
sites + 
2019 
sites) 

 
 

78 

 
 

Site Selection 
Topic Paper 

2019 

 
 

 
5 

Detailed Options Testing 
 
Identify ‘Reasonable Alternative’ ‘strategic’ 
Options to inform Sustainability Appraisal 
and further assessment to ensure boroughs 
housing requirement is met in full in the most 
appropriate and sustainable manner. 

 
 

 
78 

 
 

 
78 

 
 

Site Selection 
Topic Paper 

2019 

 

6 
 

Identify Preferred Options 
 

78 
Site Selection 
Topic Paper 

2019 

*Sites LHe4 and LHe5 have merged to create site LHe4/5 and site WeG3 and WeG3a are only 
counted once. 
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8. Strands of Evidence and Appraisals 

 
8.1 This section provides a high level overview of the evidence and appraisals 

that help inform the Council’s selection of sites for inclusion within the plan, 

following the more detailed description of the methodology set out in Section 7 

of this paper. 

 
Housing and Economic Land Availability Assessment (HELAA) 

 
8.2 As already explained the HELAA, that forms Stages 1 and 2 of the Council’s 

Site Selection Methodology, identifies a pool of potential development sites 

that are then subject to a more detailed assessment through the plan making 

process. The Council produced a HELAA in 2016 to inform the Draft Local 

Plan as submitted for examination in 2017. This considered a wide range of 

sites, including: 

 
• Sites previously put forward, but not allocated, as part of the previous 

District Plan Public Inquiry held in 2003 

• Broad Locations identified in the Core Strategy Issues and Options 2009 

document; or as more defined in the Emerging Core Strategy and Land for 

Housing Outside Urban Areas consultation in 2012 

• Promoted through the original call for sites in 2007 or as suggested by the 

Council’s consultants at that time, and 

• Subsequently promoted either through a consultation event such as the 

Local Plan Consultation 2015 or direct to the Council at any time until 

August 2015 

 
8.3 The HELAA 2016 can be found on the Council’s website43. 

 
8.4 To inform the 2019 assessment of sites to inform the ongoing Local Plan 

Examination, a further iteration of the HELAA has been produced (the 2019 

HELAA) as an addendum to the 2016 HELAA. One of the primary aims of the 

2019 HELAA is to review the sites promoted to the Council through the Call- 

for-Sites undertaken early in 2019. It also sets out the Council’s most up-to- 

date windfall assessment (for housing and employment) and includes a 

summary of the Council’s latest evidence around delivery rates for housing 

development in the borough. 

 
8.5 In addition, and to assist with the overall review of potential development 

capacity in the borough, the 2019 HELAA also considers the capacity and any 

recently submitted information concerning the sites already proposed for 

allocation in the Local Plan as submitted in 2017. 
 

 
43 HELAA 2016: http://www.welhat.gov.uk/article/5501/Housing 
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8.6 The 2019 HELAA does not replace the 2016 HELAA, but should be read as 

an addendum to the 2016 document, principally because not all parts of the 

HELAA are replicated in the newer version. 

 
8.7 It is the role of the HELAA to provide information on the range of sites, and 

conclude whether sites are, in principle, suitable, available and achievable to 

meet development needs. It is for the development plan process to determine 

which of those sites are the most suitable for allocation in the Local Plan. It is 

also important to note that this is a high-level assessment and therefore 

consistent with PPG advice (paragraph 005 reference ID 3-005-20140306), 

the level of assessment is proportionate to the plan-making process. 

 
8.8 The HELAA follows a sieving process. If sites are considered to be unsuitable 

at the Stage 1 sieve, i.e. if they do not meet the criteria set out in the 

methodology, these sites are not considered by the Stage 2 assessment. For 

example, it is important that development is directed to the most sustainable 

locations within the borough. Therefore, sites that are not located within or 

adjoining an existing urban boundary of a settlement that is inset (excluded) 

from the Green Belt, are not considered further. 

 
8.9 However, in order to extend the range of sites options being considered by 

the 2019 process, a number of other settlements, not currently inset to the 

Green Belt have also been included. These settlements were identified by the 

Green Belt Study Stage 344 Report as being suitable to be inset from the 

Green Belt and are: 

 
• Bell Bar 

• Essendon 

• Lemsford 

• Newgate Street 

• Northaw 

• Stanborough, and 

• Swanley Bar. 

 
8.10 Stage 2 of the HELAA assessment considers whether sites are suitable, 

available and achievable. In total, there are 73 sites that have been assessed 

as suitable, available and achievable for (housing, employment and education 

related) development in the HELAA 2019. 

 
The Green Belt Review (Stage 1) 

 
8.11 The Stage 1 Green Belt Review (November 2013) is a Strategic Review of the 

Green Belt, which was jointly commissioned by Welwyn Hatfield, St Albans 
 

44 GB4 - Green Belt Study Stage 3 Report March 2019 

https://www.welhat.gov.uk/local-plan/new/examination/library 
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and Dacorum Borough and District Councils. It provides an assessment of 

how land in the Green Belt contributes to national and local purposes as set 

out in national policy45. It classifies settlements into three tiers: Primary 

settlements/towns are defined as 1st tier, secondary settlements/large villages 

are categorised as 2nd tier, and other settlements/small villages within the 

Green Belt are categorised as 3rd tier. 

 
8.12 For Welwyn Hatfield, 1st tier settlements are Welwyn Garden City and 

Hatfield, 2nd tier settlements are the eight excluded (i.e. inset to the Green 

Belt) villages (Brookmans Park, Cuffley, Digswell, Little Heath, Oaklands and 

Mardley Heath, Welham Green, Welwyn and Woolmer Green). 3rd tier 

settlements include the smaller washed-over Green belt villages of Essendon, 

Lemsford, Newgate Street and Northaw as well as the smaller hamlets and 

areas of ribbon development, which are all located within the Green Belt. 

 
8.13 The Review considered four of the national purposes of including land within 

the Green Belt as set out in the National Planning Policy Framework 

(NPPF)46: 

 
• To check the unrestricted sprawl of large built-up areas 

• To prevent neighbouring towns from merging into one another 

• To assist in safeguarding the countryside from encroachment, and 

• To preserve the setting and special character of historic towns. 

 
8.14 The fifth purpose (to assist urban regeneration) was screened out as it was 

already apparent at the time the Green Belt Review was carried out that there 

was a limited supply of available or unallocated brownfield land in the three 

local authority areas and that hitherto, the Green Belt had served a successful 

purpose in assisting urban regeneration. All parcels of land within the Green 

Belt Review were therefore considered to perform equally well against this 

purpose and any attempt to differentiate between sites was considered to be 

unnecessary. 

 
8.15 For the purposes of the Green Belt Stage 1 Review (November 2013), the 

Green Belt was subdivided into 66 strategic parcels of land. All parcels were 

then assessed against each of the four national Green Belt purposes. The 

assessment classified the contribution that each parcel makes as either: a 

significant contribution, a partial contribution, or limited or no contribution. 

 
8.16 The assessments also considered at a strategic level the existing level of built 

development in the Green Belt, visual openness and countryside character. 
 

45 GB1 – Green Belt Review Purposes Assessment Report 

https://www.welhat.gov.uk/local-plan/new/examination/library    
46 CLG 2012 National Planning Policy Framework 

https://webarchive.nationalarchives.gov.uk/20180608095821/https://www.gov.uk/government/publ 

ications/national-planning-policy-framework--2 
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8.17 The Stage 1 Green Belt Review 2013 can be found on the website47. Parcels 

GB34, 35, 36, 41, 42, 43A, 43B, 44, 45, 46, 47, 48, 49, 50, 51, 52, 53, 54, 55, 

56, 57, 58, 59 and 60 are the parcels assessed in Annex 1.3 for Welwyn 

Hatfield. 

 

 
Green Belt Review Stage 2 

 
8.18 The Stage 2 Green Belt Review (October 2014) brought together key findings 

of the Stage 1 Green Belt Review with site level assessments of sites 

identified in the Councils Strategic Housing Land Availability Assessment 

(SHLAA – now replaced by the HELAA)48 and the Gypsy and Traveller Land 

Availability Assessment49. It considered the contribution that each site makes 

towards the four national Green Belt purposes and one local Green Belt 

purpose. A similar classification was used to the Stage1 assessment, so that 

levels of contribution a site makes to the purposes of the Green Belt have 

been classified as either ‘significant’, ‘partial’ or ‘limited or no’. 

 
8.19 An initial assessment was also made of site boundaries. However, a 

comparison with the strength of the existing Green Belt boundary was not 

considered and the Stage 2 Review acknowledged that a more detailed 

boundary assessment would need to be undertaken. The Stage 2 Green Belt 

Review (October 2014) can be found on the Council’s website (Examination 

Library reference GB/2)50. The Stage 2 Review was supplemented by a 

Green Belt Stage 2 Addendum Report and an Addendum Site Assessments 

(2016), Examination Library Reference GB/3 and GB/3a. 

 
8.20 It should be noted that not all of the potential development sites considered 

during 2019 (as described by this paper) were subject to assessment in GB2, 

as GB2 (or the addendum) did not consider any sites at the washed-over 

villages. However, these sites were considered by the Green Belt Review 

Stage 3, as described further below. 
 
 
 
 
 

 

47 GB1 – Green Belt Review Purposes Assessment Report 

https://www.welhat.gov.uk/local-plan/new/examination/library 
 

48 HOU 7 to 12 Strategic Housing Land Availability Assessment 

https://www.welhat.gov.uk/local-plan/new/examination/library 
49 HOU3 Gypsy and Traveller and Travelling Showpeople Accommodation Needs Assessment 

https://www.welhat.gov.uk/local-plan/new/examination/library 
50 GB2 Green Belt Review Stage 2 

https://www.welhat.gov.uk/local-plan/new/examination/library 
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Green Belt Review Stage 3 

 
8.21 The Stage 3 Green Belt Review (March 2019) built on the Stage 1 and Stage 

2 Green Belt Reviews. It considered whether or not any of the washed-over 

villages should be released from the Green Belt, the potential harm to the 

Green Belt from new settlement locations and undertook a detailed 

assessment of all parcels of land adjoining the borough’s settlements. 

 
8.22 For the purposes of the Stage 3 review, land around the towns, inset villages 

and washed-over villages with the potential for insetting was divided into 95 

parcels. Following the approach of the previous reviews, each parcel was 

assessed to the extent it performed a Green Belt function, categorised against 

each of the five NPPF purposes. The Stage 3 review also assessed the 

degree of harm that would result if a parcel, or a site(s) within that parcel, or a 

combination of parcels were to be released. Six categories of harm were 

identified: ‘very high’, ‘high’, ‘moderate-high’, ‘moderate’, ‘moderate-low’, and 

‘low’. 

 
8.23 The Stage 3 Green Belt Review (March 2019) can be found on the Council’s 

website.51 

 
Green Belt Boundaries 

 
8.24 As part of the Site Selection process, an appraisal was made of Green Belt 

boundaries comparing, on a site–by-site basis, the relative strength of existing 

and proposed boundaries. The approach to assessing the strength of each 

boundary is summarised by Table 8.1. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
51 GB4 - Green Belt Study Stage 3 Report March 2019 

https://www.welhat.gov.uk/local-plan/new/examination/library 
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Table 8.1: Strength of Green Belt boundaries 

 
Strong 

(prominent physical features) 
Moderate 

(less physical features) 
Weak 

(no definable or weak 
boundary on the ground) 

• Roads 
(Motorways/A & B roads) 

• Railways 

• Buildings/urban edge 

• Extensive/Ancient 
Woodland 

• Rivers (Lea and 
Mimram) 

• Minor roads (C roads and 
unclassified) 

• ROW: Public footpaths, 
bridleways, cycle ways 

• Property boundaries 

• Small woodland 

• Streams/brooks (all other 
watercourses except the 
Lea and Mimram) 

• Established tree 
belt/hedgerow (continuous 
or with minor gaps) 

• Distinctive topography, 
e.g. ridgeline 

• Environmental 
designation 

• Pylons/towers 
supporting overhead 
lines 

• Fragmented hedgerow 

• Ditches 

• Individual or small 
clusters of trees 

• Fragmented tree 
belt/hedgerow 

• Farm track (not a 
ROW) 

• No definable boundary 

 
The Sustainability Appraisal (SA) 

 
8.25 It is a legal requirement for local plans to be subject to Sustainability Appraisal 

(SA) and Strategic Environmental Assessment (SEA) throughout their 

preparation. The Council has commissioned specialist consultants to 

undertake SA incorporating SEA of its emerging Local Plan and an SA Report 

has informed each stage of the plan making process. The SA Report52 sets 

out where there are ‘likely’ ‘significant’ sustainability effects of the plan 

proposals, such as site allocations or policies. 

 
8.26 Consultants have also been commissioned to complete a Habitats 

Regulations Assessment (HRA) that is also reported on separately and meets 

appropriate legal requirements of the plan making process53. 

 
8.27 The SA methodology appraises sites and policy intentions against 6 long-term 

SA objectives (health improvement, safe communities, good citizenship, 

improving the environment, decent housing, and a thriving economy) and a 

set of 22 associated sub-objectives. Scores are attributed in the SA to each of 

the sub-objectives indicating the likely sustainability effects as shown by 

Table 8.2. 

 
Table 8.2: Sustainability Appraisal scoring 

 
 

52 https://www.welhat.gov.uk/evidencebase 

53 https://www.welhat.gov.uk/evidencebase 
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Score Description 

++ Significant positive effect likely 

+ Minor positive effect likely 

0 Negligible effect likely 

- Minor negative effect likely 

-- Significant negative effect likely 

+/- Mixed effect likely 

? Likely effect uncertain 

N/A Policy is not relevant to SA objective 

 

8.28 Sites assessed or reviewed in the HELAA 2019, which have passed the Stage 

2 HELAA process and have an estimated capacity of 5 or more dwellings, in 

the excluded villages or 10 or more dwellings in the towns, have been subject 

to SA. For sites that had been subject to SA in 2016, the SA scoring was re- 

assessed through the application of the updated evidence where this was 

appropriate to the site for example, including: Stage 3 Green Belt Review 

(March 2019), Landscape Sensitivity Assessment (July 2019)54 and SFRA 

Level 2 Addendum (August 2019) together with any other material changes 

i.e. net increase in capacity. Any changes to the SA scoring as a 

consequence of this re-assessment process have been noted in a SA 

Addendum Report. 

 

 
Landscape Sensitivity Assessment July 2019 

 
8.29 This work was undertaken to provide a robust and transparent assessment of 

landscape sensitivity of land within the Welwyn Hatfield Borough by 

landscape character areas to inform decision making as part of the Council’s 

site selection process. The work was undertaken, in part, to complement the 

Green Belt Studies already completed as, even-though the Green Belt 

designation had been successful in protecting many of the borough’s more 

sensitive landscapes from built development, protecting sensitive landscapes 

is not one of the purposes of the Green Belt as set out in national policy. 

 
8.30 The study concentrated on understanding the sensitivities of land to 

residential development across the borough. Settlements large enough to be 

inset, or areas that have absolute constraints that preclude development, 

such as Ancient Woodland or Historic Parks and Gardens have been 

excluded from this assessment. 
 

54 EX156 Welwyn Hatfield Landscape Sensitivity Assessment July 2019 

https://www.welhat.gov.uk/local-plan/new/examination/documents 
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8.31 The study was therefore used to inform the site selection process and is 

available on the Council’s website55. 

 
• Green Gap Assessment 2019 

 
The Green Gap Assessment provides an additional evidence base to assist 

the Council’s Site Selection process. The Assessment considers the role gaps 

play between settlements, for example by providing a sense of separation and 

in maintaining settlement pattern and character. 

 
The Green Gap Assessment will inform a proposed modification to a strategic 

policy and site specific policy considerations within the relevant settlement 

chapters of the Plan. The evidence base will inform planning decision making 

to help minimise impact and, where appropriate, to inform the need for 

mitigation measures. Sites that may be affected have been highlighted by the 

Site Selection process to ensure that any impacts are considered, and where 

necessary, that appropriate mitigation is incorporated within the amended site 

allocation policies. 

 

 
Transport Assessment 

 
The Council has worked closely with the County Council, who as Highways 

Authority have responsibility for highway related matters in Hertfordshire who 

also work in partnership with Highways England, in relation to the Strategic 

Highway network, i.e. the A1 (M). Consultants were commissioned to prepare 

updated transport evidence testing the impact of additional development and 

ensuring that any proposals were both compliant with national policy, and 

where necessary, that appropriate infrastructure improvements had been 

identified56. Any impacts or identified necessary infrastructure are discussed 

further with the Settlement sections of this topic paper (sections 10 to 24). 

 
Due to the time necessary to complete this work, development scenarios were 

initially tested to ensure that an estimated quantum of development was 

acceptable across the borough. This is set out within the Updated Transport 

Technical Note. This work will now be updated to test the final proposals as 

set out in this paper. However, as the development scenario was higher than 
 
 
 

55 EX156 Welwyn Hatfield Landscape Sensitivity Assessment July 2019 

https://www.welhat.gov.uk/local-plan/new/examination/documents 

56 https://www.welhat.gov.uk/evidencebase 
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the actual and final proposals, it is unlikely that any additional impacts will be 

identified by the final assessment. 

 
Flood Risk 

 
8.32 As part of the preparation of the Draft Local Plan, the Council commissioned a 

Strategic Flood Risk Assessment (SFRA) Level 1 and Level 2. Published in 

December 2015 (and amended in May 2016), this updated and replaced the 

2009 SFRA. The 2015 study assessed flood risk from all types of flooding in 

the borough, taking into account climate change, in line with current national 

policy and guidance. The Level 2 SFRA assessed flood risk associated with a 

number of specified sites in more detail. 

 
8.33 The SFRA can be found on the Council’s website57. 

 
8.34 A 2019 Level 2 SFRA has also been prepared, partly to ensure the previous 

assessment remains valid, for example considering any updated modelling or 

available data, and assessing any new sites, not previously considered58. 

 
8.35 Where part of a site falls within Flood Zones 2, 3a or 3b, and a sequential 

approach to layout that restricts development to Flood Zone 1 within a site is 

feasible, the site passes the Sequential Test and an Exception Test does not 

need to be applied. 

 
8.36 All sites considered at Stage 3 (Detailed Assessment) stage have passed the 

Sequential Test that was considered in more detail within the HELAA. 

 
Strategic Advantages or Disadvantages 

 
8.37 Consideration is given to whether there are any strategic advantages or 

disadvantages associated with bringing forward individual sites, such as 

assisting the delivery of a school, that should be taken into account as part of 

the decision making process e.g. the on-site or associated off-site provision 

(or loss) of community or other infrastructure that would not otherwise be 

provided on other sites. Any potential strategic advantages or disadvantages 

have been informed in part by information provided by those bodies promoting 

the site, or by infrastructure providers and key stakeholders, including 

Hertfordshire County Council. 
 
 
 

 

57 https://www.welhat.gov.uk/evidencebase 

58 https://www.welhat.gov.uk/evidencebase 
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Strategic infrastructure and cumulative impacts 

 
8.38 Where strategic infrastructure constraints are known to exist, these are set out 

on a settlement-by-settlement basis as is the potential for constraints or 

impacts that may affect the consideration of a group of sites. 

 

 
Indicative site capacities 

 
8.39 Indicative site capacities are based on evidence that is proportionate to a 

strategic level assessment carried out as part of the plan making process. 

These are identified and included within the 2019 HELAA update59. 

 
8.40 A relatively cautious approach has generally been applied in light of known 

constraints and whilst the approach taken is considered to be robust the 

‘indicative site capacities’ identified are not intended to be definitive. Should 

individual sites progress to planning application stage, it should be noted that 

the actual capacities of sites coming forward might vary slightly (either 

upwards or downwards). 

 
The Calverton Test 

 
8.41 In addition to policy requirements set out within the Framework, the High 

Court Judgement of Justice Jay in the case of Calverton Parish Council v 

Greater Nottingham Councils [2015] EWHC 1078 (Admin), set out a number 

of matters that should also be identified and dealt with in order to ascertain 

whether ‘exceptional circumstances’ exist to justify making amendments to 

the Green Belt. 

 

8.42 The Planning Inspector presiding over the WHBC Local Plan Examination 

made reference to the Calverton High Court Judgement in his 

correspondence dated 27 January 2018 making it clear that the Council 

should give consideration to the matters identified by the Calverton case. 

Furthermore, the Inspector, in his correspondence date 24 October 2018, also 

suggested that some Green Belt evidence might need to be considered on a 

site-by-site basis. 

 
 

8.43 For these reasons, the Council has considered Green Belt evidence, as 

described above, on a site-by-site basis (Section 7 and Appendix A), at a 

strategic level (Section 6) and at a settlement level (Section 10). 
 
 
 
 

59 https://www.welhat.gov.uk/evidencebase 
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8.44 In relation to the matters outlined in the Calverton Case, these have been 

considered on a site-by-site basis (matters 4 and 5 set out below) and at a 

strategic and settlement level (matters 1 to 3 set out below). The matters for 

consideration identified by the Calverton Case, are: 

 
1. The acuteness/ intensity of the objectively assessed need (matters of 

degree may be important) 

 
2. The inherent constraints on supply/ availability of land prima facie for 

sustainable development 

 
3. The consequent difficulties in achieving sustainable development without 

imposing on the Green Belt 

 
4. The nature and extent of the harm to the Green Belt (or those parts of it 

which would be lost if the boundaries were reviewed), and 

 

5. The extent to which the consequent impacts on the purposes of the Green 

Belt may be ameliorated or reduced to the lowest reasonably practicable 

extent. 
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9. Weighting 
 

9.1 As explained in Section 7 of this paper, the Detailed Site Assessment Stage 

(Stage 3), of the site selection methodology was informed by a range of 

evidence or appraisals, such as the Sustainability Appraisal or Green Belt 

Study. These are explained briefly in Section 7 and a summary of the findings, 

on a site-by-site basis are shown by Appendix A and at a settlement level 

with Sections 10 to 24 of this paper. 

 
9.2 Another part of the site selection methodology, also discussed in Section 7, is 

that weighting is applied to each piece of evidence or appraisal information at 

a site-by-site level, to assist the assessment. A summary of the weighting 

scores is set out within Appendix A for each site, along with any policy 

implications should the site be allocated. 

 
9.3 The following section provides a brief overview of how the evidence and 

appraisals have been weighted. It should be made clear however, that these 

weightings are taken as a guide to inform decision making, and may also be 

considered in light of particular circumstances that affect an individual site. 

The weightings should therefore be viewed as a set of guidelines to assist 

decision-making and so are not definitive in how they are applied. 

 
Housing and Economic Land Availability Assessment (HELAA) 

 
9.4 The HELAA provides a conclusion for each site, whether a site is considered 

suitable, available and achievable and if so, at what point in the plan period 

the site is likely to come forward. So, if for example there are delays 

anticipated around site availability or infrastructure constraints that require a 

lead-in time in advance of development taking place, this is taken into account 

in the HELAA. 

 
9.5 The delivery estimate is therefore a key conclusion as it takes into account 

any known constraints. All sites where there is a reasonable prospect of 

delivery within the plan period have a positive weight afforded to them. Sites 

that have greater certainty, and are expected to be delivered in the early to 

mid-parts of the plan period are given a more favourable weighting than sites 

that carry a degree of uncertainty (due to the need to overcome noted 

constraints) and are not expected to come forward until the later part of the 

plan period or beyond the plan period. 
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Table 9.1: HELAA weighting 
 
 

Delivery timeframe (from adoption of plan) Weighting 

1-5 years Significant in favour 

1-5/6-10 years Moderate in favour 

6-10 years Moderate in favour 

11-15 years Minor in Favour 

16 + years Minor against 

 

 
Green Belt Study (Stages 1, 2 and 3) 

 
9.6 Weight is afforded to the contribution a site makes to the Green Belt purposes 

in recognition of the importance afforded to Green Belt land by the NPPF. 

Similarly, weight is also afforded based on the level of harm that would result 

from the release of a site from the Green Belt. Whilst all stages of the Green 

Belt Study are considered, to ensure consistency, weighting is applied with 

reference to the assessment carried out in the Stage 3 Green Belt Review. 

 
Table 9.2: Contribution to Green Belt purposes weighting 

 

Contribution to Green Belt purposes Weighting 

2 significant national purposes Significant against 

1 significant national purpose Moderate against 

2 partial national purposes Minor against 

1 partial national purpose Minor in favour 

Limited or no national purpose Moderate in favour 

Urban sites Significant in favour 
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Table 9.3: Assessment of potential harm weighting 
 
 

Assessment of potential harm to Green Belt Weighting 

Very high harm Substantial against 

High harm Significant against 

Moderate-high harm Moderate against 

Moderate harm and moderate-low harm Minor against 

Low harm Neutral 

Urban sites Significant in favour 

 

 
Green Belt Boundaries 

 
9.7 Consistent with the NPPF, account has been taken of the need to define 

boundaries clearly, using physical features that are readily recognisable and 

likely to be permanent. A comparison has also been made with the strength of 

the existing Green Belt boundary. 

 
9.8 The Stage 3 Green Belt Review identified seven settlements washed over by 

the Green Belt that had the potential to be inset. There are currently no 

defined Green Belt boundaries around these settlements. Therefore, where a 

site adjoined one of these seven settlements, listed below, the extent of the 

potential inset area (as identified in the Stage 3 Green Belt Review) was 

taken, for the purposes of undertaking a Green Belt boundary comparison, to 

represent the existing Green Belt boundary. The seven washed over Green 

Belt settlements are: Lemsford, Newgate Street, Stanborough, Essendon, 

Northaw, Bell Bar and Swanley Bar. The weighting applied is shown by Table 

9.4. 
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Table 9.4: Green Belt boundary weighting 

 
Strength of boundaries Weighting 

New boundary would be stronger overall or in part than 
existing boundary and is clearly defined 

Significant in favour 

New boundary would be similar in strength to the existing 
boundary and is clearly defined 

Moderate in favour 

New boundary would be partially weaker than the existing 
boundary but is clearly defined 

Minor in favour 

New boundary would be partially weaker than the existing 
boundary and is not clearly defined 

Minor against 

New boundary would be predominantly weaker than the 
existing boundary but would be clearly defined 

Moderate against 

New boundary would be predominantly weaker than the 
existing boundary and would not be clearly defined 

Significant against 

 

 
Sustainability Appraisal 

 
9.9 The Sustainability Appraisal (SA) appraises the sites against a set of 22 sub- 

objectives, such as avoiding or reducing air pollution, protecting and 

enhancing open space and landscape character, retaining local 

distinctiveness, etc. The SA then indicates the likely sustainability effects of 

developing an individual site against each of the SA sub-objectives and where 

there is ‘likely’ to be a significant effect, whether any mitigation may be 

required to overcome the effect. 

 
9.10 Weight was given to the relative balance between the likely significant positive 

or significant negative effects associated with the SA assessment of each site. 

Whilst the SA also considers minor effects, it is the likely ‘significant’ effects 

that are weighted to inform decision-making as part of the site selection 

process. 
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Table 9.5: Sustainability Appraisal weighting significant positive and negative 

effects 

 
Sustainability Appraisal Weighting 

More than 3 times double positives (++/++?) than double 
negatives (--/--?) (e.g. 7:1 or 8:2) 

Significant in favour 

2 to 3 times more double positives (++/++?) than double 
negatives (--/--?) (e.g. 6:2 or 7:3) 

Moderate in favour 

Less than twice as many double positives (++/++?) than 
double negatives (--/--?), e.g. 5:3 or 6:4 

Minor in favour 

 

 
Landscape Sensitivity 

 
9.11 The Landscape Sensitivity Study assesses the sensitivity of landscapes 

against five categories ranging from low to high, where low sensitivity refers to 

a landscape that: ‘lacks distinct character and qualities and has few notable 

features, or is robust with regard to introducing built development’, and where 

high sensitivity refers to a landscape that: ‘has strong character and qualities 

with notable features which are highly sensitive to change as a result of 

introducing built development’. 

 
9.12 The weighting applied therefore reflects the sensitivity categories as shown by 

Table 9.6. The assessment findings are shown by the site templates set out in 

Appendix A. 

 
Table 9.6: Landscape Sensitivity weighting 

 
 

Landscape Sensitivity Weighting 

Low Significant in favour 

Low – Moderate Moderate in favour 

Moderate Neutral 

Moderate – High Moderate against 

High Significant against 
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Flood Risk 

 
9.13 All of the sites considered within the Detailed Assessment Stage (Stage 3) 

pass the Sequential Test and no development areas are considered within 

Flood Zones 2 or 3. On this basis, no weighting is given to the short-listed 

sites on the basis of flood risk. 

 
Strategic Advantages or Disadvantages 

 
9.14 The final factor considered in the site selection process and weighted to assist 

decision-making relates to what has been labelled as ‘strategic advantages or 

disadvantages’. This refers to whether a site is likely to result in any strategic 

advantages that would otherwise be unlikely to be delivered, such as for 

smaller sites. 

 
9.15 For example, a site may present the opportunity to deliver important 

community infrastructure such as a secondary or primary school, strategic 

Green Infrastructure that forms part of a strategic planned network of sites, or 

a large or small neighbourhood centre, which can only be delivered in 

association with a significant level of growth. Without such sites, essential 

community infrastructure is unlikely to be delivered alongside growth in the 

borough and this is considered important to be taken into account. 

Alternatively, a site may provide an opportunity to deliver employment floor 

space to contribute towards the borough’s economic growth strategy or make 

a direct contribution towards regeneration priorities. 

 
9.16 A site may also provide an opportunity to provide enhanced facilities for an 

adjoining community use. However, whilst these may be viewed as a wider 

community benefit (beyond what is absolutely necessary for a development to 

be considered suitable in principle), they are unlikely to be essential to the 

overall delivery of growth in the borough and are afforded less weight than the 

need to deliver strategic infrastructure alongside growth in the interests of 

sustainable development. 

 
9.17 Conversely, this part of the Site Selection process notes if the development of 

certain sites may result in any strategic disadvantages, such as the loss of 

existing community or other infrastructure, with or without an opportunity for 

replacement during the plan period. 

 
9.18 The greater the strategic advantage or disadvantage, the greater the weight is 

afforded as summarised by Table 9.7. 
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Table 9.7: Strategic advantages and disadvantages weighting 

 

Strategic Advantages or Disadvantages Weighting 

Large scale infrastructure provision, such as a secondary 
school, a large neighbourhood centre or large parcel of 
strategic Green Infrastructure (GI), opportunity to make 
significant provision for employment land. 

 

Significant in favour 

Primary school provision, small neighbourhood centre, 
moderate contribution to strategic GI, moderate contribution 
to employment land supply. 

 
Moderate in favour 

Other new community infrastructure which would serve new 
and existing communities / enhancement to existing 
community facilities 

 
Minor in favour 

Loss of a small community facility but with a reasonable 
prospect of replacement within the plan period 

Minor against 

Loss of a small community facility but with no reasonable 
prospect of replacement within the plan period. 

Moderate against 

Loss or significant reduction in a strategic community facility 
or other infrastructure with no reasonable prospect of 
replacement within the plan period. Significantly inconsistent 
with settlement strategy. 

 

Significant against 
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10. Welwyn Garden City 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

 
10.1 There were thirteen sites proposed for allocation in the Draft Local Plan 2016 

for Welwyn Garden City. These are listed in Table 10.1, which also identifies 

whether the sites are located within an urban or Green Belt location. In 

addition, one site at Welwyn Garden City lies within an Area of Special 

Restraint (ASR*). 

 
Table 10.1: Sites proposed for allocation in the Draft Local Plan 2016 at Welwyn 

Garden City 

Draft Local 
Plan 2016 
(Site Ref) 

HELAA 
2019 

(Site Ref) 

 
Site Name 

 

Urban / 
Green Belt 

 

Number of 
Dwellings 

SDS1 WGC4/7 Panshanger ASR* 650** 

SDS2 WGC5 Land south east of WGC Green Belt 1,200 

SDS3 Pea02b Broadwater Road SPD Site (north) Urban 850 

SDS4 Pea02c Broadwater Road SPD Site (west) Urban 171 

HS1 Pan01b Land at Bericot Way Urban 28 

HS2 WGC1 Creswick Green Belt 290 

HS3 Pea08 80 Bridge Road East Urban 32 

HS4 Hal03 Ratcliff Tail Lift Site Urban 110 

HS5 Hol19 Hyde Valley House, Hyde Valley Urban 17 

MUS1 Han40 WGC Town Centre North site Urban 98 

HS6 Han91 Land at Gosling Sports Park Urban 250 

HS7 Hal02 Land at Waterside Urban 20 

HS8 Pea24 St Michael’s House, Holwell Road Urban 22 

Total 3,738 

* SDS1 has been designated as an area of Area of Special Restraint (ASR) since 1993 and 

safeguarded for development needs beyond 2011, subject to a review of the plan. 

** Note the Errata to Policy SADM21 in the Draft Local Plan 2016, amended the figure of 725 
dwellings to 650 dwellings. 
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Site Selection 2019: Stage 1 and 2 – HELAA 2019 
 

10.2 The 2019 site selection process considered 20 additional sites, along with 

the original Draft Local Plan 2016 sites listed in Table 10.1. Eight of the 

additional sites failed the HELAA stages (Stages 1 and 2), one site was 

withdrawn and eleven additional sites were found to be suitable, available and 

achievable and therefore progressed to the Stage 3 assessment. These are 

shown by Table 10.2 that also lists those sites that failed the HELAA stage 

with a brief explanation for why they were found to be unsuitable. 

Table 10.2: Results of Stages 1 and 2 (HELAA 2019) of the Sites Selection 

process at Welwyn Garden City. 

HELAA 2019 

(Site Ref) 
Site Name 

Urban / 
Green Belt 

Reason for 
Exclusion 

Number of 
Dwellings 

Han40a Campus East Car Park Urban N/A 250 

Hol20 
North of the Beehive PH, 

Beehive Lane 
Urban N/A 5 

Hol22 Land at Chequersfield Urban 
Land Contamination 

issue 
0 

Hol23 Hollybush Lane Urban N/A 16 

How92 Woodside Centre Urban 
Not available during 

the plan period 
0 

Pea97 Former Norton Building Urban N/A 122 

Pea102 Bio-Park, Broadwater Road Urban N/A 179 

Pea103 29 Broadwater Road Urban N/A 128 

Pea104 YMCA, 90 Peartree Lane Urban N/A 15 Net 

Pea105 61 Bridge Road Urban N/A 21 

 

Pea106 

 

73-83 Bridge Road East 

 

Urban 

 

N/A 

 
235 dwellings/ 

1,653sqm of B1a 

Pea107 B&Q, Swallowfields Urban N/A 97 

Sh92 Haymeads Urban Withdrawn 0 

WGC2 
Land and pumping station, 

Digswell Park Road 
Green Belt Access issues 0 

WGC4a 
Land North East of Welwyn 

Garden City 
Green Belt N/A 75* 

WGC6 Land east of Digswell Hill Green Belt Ecological impacts 0 

 

WGC6a 
 

Yard south of Crossway 
 

Green Belt 
Does not adjoin an 

excluded Green belt 
settlement 

 

0 

WGC9 Warrengate Farm Green Belt Heritage impacts 0 

WGC10 62 Crossway Green Belt Ecological impacts 0 

WGC11 Land fronting Hertford Road Green Belt Heritage impacts 0 

Total 
1,143 and 

1,653sqm of B1a 

*Note: WCG4a is proposed as an extension to the Draft Local Plan 2016 site SDS1 (WCG4/7), which 
was proposed for 650 dwellings, thus the two sites combined would provide 725 dwellings in total 
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10.3 As highlighted in Table 10.2, there was one site promoted for mixed-use 

development, including 1,653sqm of B1a (office) employment use. However, 

a number of the sites promoted for housing are currently in employment use 

(Table 10.3) and so consideration is needed, not simply for the suitability of 

the sites to assist in meeting the borough’s housing requirement, but also if it 

is appropriate to lose their existing, and future potential, for providing 

employment. The merits and demerits of allocating existing employment land 

for housing are discussed more in the following sections. 

 
Table 10.3: Results of Stages 1 and 2 (HELAA 2019) of the Sites Selection 

process that were promoted for housing but are located within an Employment 

Area at Welwyn Garden City 

HELAA 

2019 (Site 

Ref) 

 
Site Name 

Urban / 

Green 

Belt 

 
Notes 

 

Site Area / B class 
use floorspace) 

 

 
Pea97 

 

Former Norton 

Building 

 

 
Urban 

Minimal B1a 
floorspace remaining. 
Prior approval in place 

for residential 
development for part of 

building 

 

 
1.35ha / 150sqm 

 
Pea102 

 

Bio-Park, 
Broadwater Road 

 
Urban 

Forms part of the 
policy SP17 mixed use 
development site. B1b 
current primary use. 

 
1.3ha / 11,071sqm 

 

Pea103 
29 Broadwater 
Road 

 

Urban 
Prior approval in place 

for residential 
development. 

 

0.7ha / 3,925sqm 

 

Pea105 
 

61 Bridge Road 
 

Urban 
 

B class use (mix) uses 
 

0.23ha / 1,140sqm 

 
 
 

Pea106 

 
 

 
73-83 Bridge 
Road East 

 
 
 

Urban 

Current B2 and former 
car sales use. 

Promotion involves 
loss of B2 and 

provision of 1,653sqm 
of B1 floorspace, net 

loss of B class 
floorspace = 2,907sqm 

metres 

 
 

 
1.34ha / 4,560sqm 

plus sui generis uses 

 
Pea107 

 

B&Q, 
Swallowfields 

 
Urban 

Retail floorspace with 
associated storage, 
delivery and parking 

 
1.08ha / N/A 

Total 6.0 ha 
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Site Selection 2019: Stage 3 – Detailed Assessment 

 
10.4 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 10.2, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

 
10.5 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
10.6 Welwyn Garden City is the most sustainable location for development within 

the borough, it is identified as the top tier settlement in Policy SP3: 

Settlement Hierarchy as the borough’s ‘main town’ providing good 

accessibility to public transport, a major town centre, services and facilities 

and employment opportunities. 

 
10.7 Given the importance of the Green Belt to the borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. It is therefore assumed within 

the Stage 3 Detailed Assessment that any additional sites that would result in 

‘high’ harm, or ‘very high’ harm to the Green Belt, as identified in the Stage 3 

Green Belt Study are not considered for allocation in the emerging Local Plan. 

 
10.8 However, almost all of the additional sites considered at Welwyn Garden City 

are urban sites, that would result in no change or harm to the Green Belt. 

 
10.9 Given the sustainability credentials of the settlement, and the importance of 

protecting the Green Belt, any proposed urban sites are therefore 

recommended for allocation, unless the site specific assessment identifies 

evidence that this would not be appropriate (see Table 10.4 – below). 

 
Employment land 

 
10.10 Of particular consideration at Welwyn Garden City is the suitability of 

releasing employment sites that were promoted for housing (Table 10.3). A 

balance is needed between the potential sustainability of sites, given their 

location within the most sustainable location in the borough, versus the need 

to plan for an appropriate and sustainable level of employment and to ensure 

job growth appropriately matches housing growth. 
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10.11 The requirement for employment land overall, i.e. at a borough level, is 

discussed more in Section 6. This concludes that the proposed changes to 

the plan, set out in this paper, would lead to a shortfall of 1.63 hectares of 

employment land within the borough in the plan period. However, it is 

considered that on balance, this is acceptable, given the conclusions of the 

Planning Inspector that the original proposals set out in the Draft Local Plan 

2016, as submitted, was for a level of employment that would be likely to lead 

to in-commuting, and that this would be unlikely to be a ‘sound’ approach. 

 
10.12 In order for the Council to identify sufficient sites to meet the housing 

requirement, it is necessary to release some existing employment sites within 

existing urban areas for housing as the alternative would involve relying on 

releasing additional sites that would lead to ‘high’ harm to the Green Belt. This 

consideration of strategic options is discussed in more detail in Section 26. 

 
10.13 The suitability of employment sites has nonetheless also been considered on 

a site-by-sites basis (refer to detailed site templates Appendix A). 

 
10.14 There are six sites that are located within the Welwyn Garden City 

Employment Area (EA1 in Policy SADM10 of the Draft Local Plan 2016) under 

consideration for allocation as housing sites. 

 
10.15 Two of these sites (Pea97 and Pea103) already benefit from Prior Approval 

for residential development (as a result of permitted development rights). 

However, both sites have been promoted for higher levels of development 

than could be achieved through the implementation of the existing approvals. 

The allocation of both these sites would enable the policy to inform the 

design, mix and type of residential development brought forward and for 

higher capacities to be achieved. 

 
10.16 One site (Pea106) is proposed for a residential-led mixed-use development, 

including 1,653sqm B1a (office) uses (with an associated loss of B2 class use 

and sui-generis floorspace). The mixed-use nature of this proposal would help 

to reduce the scale of employment floorspace being lost and to improve the 

mixed-use status of the Bridge Road area, where there has already been a 

loss of employment sites. 
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10.17 The site (Pea105) is a relatively small site, it is located in an accessible 

location to the town centre, employment areas and sustainable modes of 

transport. The allocation of the site will help to deliver housing within early 

parts of the plan period as well as contribute towards the Councils five-year 

land supply. The site adjoins a site that has recently been developed for 

residential use and the loss of employment associated with releasing this site 

is relatively modest and so on balance, its allocation for housing is considered 

to be appropriate. 

 
10.18 One of the sites under consideration (Pea107) has an existing retail use. It is 

well located within proximity of Welwyn Garden City Town Centre where there 

is opportunity for linked trips into the Town Centre helping to protect and 

enhance its vitality and viability. The Retail and Town Centre Needs 

Assessment Update (2016) identifies a need for new retail floorspace and the 

loss of this site would result in a shortfall that would need to be re-provided 

elsewhere. On this basis, it is considered that release of this site for housing 

would not be appropriate. 

 
10.19 The final site under consideration in the context of existing employment sites 

with Welwyn Garden City is site Pea102 (Bio-Park). This site accommodates 

specialist laboratory/office space with underground parking and is currently 

part vacant. The University of Hertfordshire has confirmed its intention to 

close the facility and the site has been marketed for sale. Full vacancy is 

expected within the next few months. The building is understood to need 

modernisation at considerable cost to attract life science occupants. 

Marketing evidence submitted indicates limited interest in the site for 

specialist B class users. On balance, it is considered that the specialist nature 

of the buildings and the investment required could make the site difficult to sell 

or let and the contribution the site could make to housing land supply 

outweighs the loss of employment land. 

 
Green Belt 

 
10.20 There are two sites identified in the Draft Local Plan 2016 that are located 

within the Green Belt (SDS2/WGC5 and HS2/WGC1). These lead to lower 

than ‘high’ harm to the Green Belt. Given the location of these sites at the 

borough’s most sustainable settlement, the significant contribution these sites 

make to the borough’s housing requirement and the relative lack of impact on 

the Green Belt, these sites continue to be supported. 

 
10.21 Only one additional site (WGC4a) is considered in the context of the Green 

Belt, which if allocated, would constitute an extension to site SDS1 (WGC4/7), 

which is already proposed for allocation in the Draft Local Plan 2016 for 650 

dwellings. 
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10.22 An outline planning application has already been submitted for site SDS1 

(WGC4/7) and WGC4a has been promoted as a second phase of 

development to follow the build out of the adjoining site SDS1 (WGC4/7). 

However, part of WGC4a falls within an area identified as more sensitive to 

development and a limited capacity of 75 dwellings has been concluded as 

suitable on an adjusted developable area. 

 
10.23 The capacity of four Draft Local Plan 2016 sites is changed to either correct a 

minor error in the Draft Plan (MUS1), or to reflect the granting of (yet to be 

implemented) planning permissions (sites SDS3 and HS1) or to reflect a 

proposed plan modifications (site HS2). These are referenced in Table 10.5 

for information. Furthermore, the capacity for site (WGC5) is increased from 

1,200 to 1,300, as work commissioned by the Council to inform a future 

Supplementary Planning Document for this site indicates that it would be 

possible to achieve a slightly higher density around the new neighbourhood 

centre located on the southern part of the site. As a result, the Council 

acknowledges that it may be possible to deliver an additional 100 dwellings 

and deliver a sustainable and high quality development. 

 
10.24 On this basis, and following the detailed Stage 3 assessment, there are ten 

additional sites considered appropriate for allocation in addition to the thirteen 

sites identified in the Draft Local Plan 2016. These are shown by Table 10.4, 

which also lists those sites not considered suitable for allocation following the 

Stage 3 assessment along with a brief description of the reasons for the 

conclusions reached. 
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Table 10.4: Result of the Stage 3 Detailed Assessment at Welwyn Garden City 
 

Draft Local 
Plan 2016 
(Site Ref) 

HELAA 
2019 

(Site Ref) 

 
Site Name 

Urban / 
Green 
Belt 

Notes 
Number of 
Dwellings 

N/A Han40a 
Campus East Car 
Park 

Urban 
Considered for 

allocation 
250 

N/A Hol20 
North of the Beehive 
PH, Beehive Lane 

Urban 
Too small for 

allocation 
5 

N/A Hol23 Hollybush Lane Urban 
Considered for 

allocation 
16 

N/A Pea97 
Former Norton 
Building 

Urban 
Considered for 

allocation 
122 

N/A Pea102 
Bio-Park, Broadwater 
Road 

Urban 
Considered for 

allocation 
179 

N/A Pea103 29 Broadwater Road Urban 
Considered for 

allocation 
128 

N/A Pea104 
YMCA, 90 Peartree 
Lane 

Urban 
Considered for 

allocation 
15 

N/A Pea105 61 Bridge Road Urban 
Considered for 

allocation 
21 

 
N/A 

 
Pea106 

73-83 Bridge Road 
East 

 
Urban 

Considered for 
allocation 

235 dwellings 
and 1.653sqm 

of B1a 

 
 
 

 
N/A 

 
 
 

 
Pea107 

 
 
 

 
B&Q, Swallowfields 

 
 
 

 
Urban 

Impacts of the 
loss of A1 

comparisons 
goods floor space 

within a 
sustainable 

location, exceed 
any benefits of 

allocating the site 
for residential use 

 
 
 

 
0 

 

N/A 

 

WGC4a 

 
Land North East of 
Welwyn Garden City 

 
Green 
Belt 

Considered for 
allocation as an 

extension to 
SDS1 

 

75 

 

SDS1 
 

WGC4/7 
 

Panshanger 
 

ASR 
Local Plan 

2016 Site 

 

650 

 

SDS2 

 

WGC5 

 

Land SE of WGC 

 
Green 
Belt 

Local Plan 2016 
Site. Capacity 
increased from 
1,200 to 1,300 

 

1,300 

 
 

SDS3 

 
 

Pea02b 

 

 
Broadwater Road 
SPD Site (north) 

 
 

Urban 

Local Plan 2016 
Site. Capacity 
increased to 

reflect planning 
permission 

6/2018/0171/MAJ 

 
 

1,403 
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Draft Local 
Plan 2016 
(Site Ref) 

HELAA 
2019 

(Site Ref) 

 

Site Name 
Urban / 
Green 
Belt 

 

Notes 
Number of 
Dwellings 

SDS4 Pea02c 
Broadwater Road 
SPD Site (west) 

Urban 
Local Plan 2016 

Site 
171 

 
 
 

HS1 

 
 
 

Pan01b 

 
 
 
Land at Bericot Way 

 
 
 

Urban 

Local Plan 2016 
Site. Capacity 

reduced to reflect 
planning 

permission 
6/2017/2202/OU 

TLINE 

 
 
 

21 

 
 

 
HS2 

 
 

 
WGC1 

 
 

 
Creswick 

 
 
 

Green 
Belt 

Local Plan 2016 
Site. Capacity 

increased by 10 
to reflect 

modification 
proposed 

following Hearing 
Session 4 

 
 

 
300 

HS3 Pea08 
80 Bridge Road East 
(AL7 1JY) 

Urban 
Local Plan 2016 

Site 
32 

HS4 Hal03 Ratcliff Tail Lift Site Urban 
Local Plan 2016 

Site 
110 

HS5 Hol19 
Hyde Valley House, 
Hyde Valley 

Urban 
Local Plan 2016 

Site 
17 

 

 
MUS1 

 

 
Han40 

 

 
WGC Town Centre 
North SPD site 

 

 
Urban 

Local Plan 2016 
Site. Updated for 

consistency 
between 

SADM19 and 
SADM21 

 

 
100 

HS6 Han91 
Land at Gosling 
Sports Park 

Urban 
Local Plan 2016 

Site 
250 

 

 
HS7 

 

 
Hal02 

 

 
Land at Waterside 

 

 
Urban 

Deleted to reflect 
modification to 

remove site from 
the plan following 
Hearing Session 

4 

 

 
0 

HS8 Pea24 
St Michael’s House, 
Holwell Road 

Urban 
Local Plan 2016 

Site 
22 

Total 5,422 and 
1,653sqm of 

B1a 
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Stage 4 - Settlement Level Assessment 

 
10.25 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages/Disadvantages, and 

• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries) 

 
10.26 There are overlapping interests between key infrastructure requirements and 

strategic advantages and disadvantages and the level of growth at a 

settlement overall may impact on these factors. Of particular consideration at 

Welwyn Garden City is the potential loss of employment sites. As discussed, 

some of the sites put forward currently within an employment use are 

considered appropriate for housing. The consideration of the strategic options 

affecting this outcome are discussed more in Section 26. 

 

10.27 Similarly, a consideration of the impact on the Green Belt and demonstrating 

how Green Belt boundaries may need to be amended, also benefits from a 

settlement level analysis (although the majority of sites under consideration at 

Welwyn Garden City are urban sites that do not lead to any Green Belt 

impacts). 

 
Key Infrastructure Issues 

 
10.28 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. The following sub- 

sections provide an up-to-date position on the same range of infrastructure 

issues so as to understand any key constraints or opportunities, which may 

support, or constrain, levels of growth or the timing of delivery. 
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Secondary Schools 

 
10.29 Hertfordshire County Council (HCC) as the education authority advises that it 

would be prudent to plan for an additional yield of approximately 12.2 form 

entry (FE) to accommodate combined growth associated with Welwyn Garden 

City, Woolmer Green, Oaklands and Mardley Heath, Welwyn, Lemsford and 

Stanborough. 

 
10.30 One new 8FE secondary school site to serve Welwyn Garden City has been 

identified within the area known as Birchall Garden Suburb, to the east of 

Welwyn Garden City but within the administrative area of East Herts. This 

leaves a shortfall of 4.2 FE. HCC intends that this would be met partly through 

use of a combined 2.5 FE of available capacity or expansion of the three 

existing secondary schools in the town. 

 
10.31 HCC also notes that 1FE of further capacity at Stanborough School would 

become available to meet the needs of Welwyn Garden City, once the 

proposed new 8-10FE secondary school at north-west Hatfield SDS5 (Hat1) 

becomes available (this latter school would also be well-placed to 

accommodate the needs arising from development sites at Lemsford and 

Stanborough). Overall this leaves a notional shortfall of 0.7FE, but taking 

account of applications for faith provision and single sex schools, HCC are 

satisfied that there will be sufficient secondary capacity to meet the need 

arising from new housing in Welwyn Garden City and the northern villages. 

 

 
Primary schools 

 
10.32 HCC as the education authority advises, based on the sites now proposed for 

allocation, that it would be prudent to plan for an additional yield of 11.1 FE 

within Welwyn Garden City and Stanborough. Two new 2FE primary schools 

are proposed, at SDS1 (WGC4/7) (Panshanger) and SDS2 (WGC5) (Birchall 

Garden Suburb), while 3FE of primary provision is proposed on that part of 

Birchall Garden Suburb within East Herts (EWEL1). A relocation and 2FE 

expansion of Peartree School is also proposed in central Welwyn Garden 

City. The remaining 2.1 FE is proposed to be met through expansion of 

existing primary schools, although some flexibility is likely to be required in 

travel distances to school from new developments within Welwyn Garden 

City. 
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Highways 

 
10.33 Transport modelling work has been undertaken using Hertfordshire County 

Council’s COMET model to assess increases in congestion and waiting times 

at key junctions on the network, which are likely to arise as a result of 

development of the selected local plan sites. 

 
10.34 This modelling work has factored in certain localised highway capacity 

improvements, which were tested at an earlier stage of modelling, and which 

are contained in the Infrastructure Delivery Schedule, which is at Appendix 1 

to the Infrastructure Delivery Plan (IDP). Even with these improvements, 

congestion and waiting times at key junctions are likely to increase. HCC as 

Highway Authority, however, does not consider that these impacts will be 

severe, or that highway safety would be compromised. 

 
Utilities 

 
10.35 As regards sewage treatment, new development in Welwyn Garden City will 

drain to Rye Meads sewage works at Hoddesdon. A number of local 

authorities within the Rye Meads catchment are proposing significant housing 

growth. Based on current growth forecasts, Thames Water’s recent high level 

assessment indicates that from a final effluent stream point of view the 

sewage treatment works is expected to have capacity up to 2036. 

 
10.36 Additional modelling work was also carried out by Thames Water in 2018 in 

response to concerns about capacity in the sewerage network to 

accommodate flows from the Panshanger development site SDS1 (WGC4/7), 

alongside other development in Welwyn Garden City, including land to the 

south-east of the town SDS2 (WGC5). The work by Thames Water showed 

that additional online storage capacity would need to be provided, and that 

this would be feasible. 

 
10.37 Thames Water has advised that there will be a lead-in time of between three 

and five years, from the granting of planning permission, to provide the 

additional network capacity to serve some of the larger proposed 

development sites, including Panshanger SDS1 (WGC4/7) and WGC4a, land 

to the south-east of Welwyn Garden City SDS2 (WGC5) and the former 

Shredded Wheat site SDS3 (Pea02b), This will require liaison between the 

Council, Thames Water and the developer in each case. 
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Strategic Advantages/Disadvantages 

 
10.38 The majority of sites under consideration at Welwyn Garden City are not 

associated with strategic advantages or disadvantages, although several sites 

would result in the loss of employment land (as discussed – earlier in this 

section). Some sites are also associated with urban regeneration. 

 

10.39 The larger proposed allocations, as set out in the Draft Local Plan 2016 SDS1 

(WGC4/7) and SDS2 (WGC5) would deliver primary schools and a wide mix 

of dwelling types including Gypsy and Traveller pitches. Site SDS2 (WGC5) 

would also deliver a local neighbourhood centre and the wider site extends 

into neighbouring East Hertfordshire District that also makes provision for a 

new Secondary School for the area, including part of the Welwyn Garden City 

catchment. Taken together, these sites therefore make a significant 

contribution to strategic infrastructure. 

 
Green Belt Matters 

 
10.40 Consideration is needed for how the Green Belt boundary could be amended 

to Welwyn Garden City as a whole to ensure accordance with national policy, 

so that boundaries are defined clearly, using physical features that are readily 

recognisable and likely to be permanent. 

 
10.41 However, as discussed, the sites that are proposed in the Green Belt 

adjoining this settlement do not lead to ‘high’ levels of harm. 

 
10.42 To reduce the impact of development to the lowest reasonable practical 

extent, the site boundaries have been designed to minimise the level of harm. 

For example, the site WGC1, falls within a larger ‘high’ harm parcel, but 

development is restricted to the area that falls within Parcel 27b as identified 

in the Green Belt Study (Stage 3). This area is considered to form the edge of 

a plateau rather than the valley side and thus development of this reduced 

parcel would not weaken the remaining Green Belt. 

 
10.43 The other two sites, WCG4a and WCG5 would both lead to ‘moderate – high’ 

harm to the Green Belt. However, the ability to make a significant contribution 

to the borough’s housing requirements at its most sustainable settlement, 

without leading to ‘high’ harm and also contributing to strategic infrastructure, 

is considered, on balance, to outweigh any impact. Harm is reduced to the 

lowest reasonable extent by ensuring that the new boundaries are created 

that are at least as strong as the existing and that are robust and defensible. 
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Proportional distribution of growth 

 
10.44 The proportion of households located at Welwyn Garden City is 44.7% of the 

borough, when considered as a whole, and based on the 2011 Census data. 

The proportion dwellings associated with the proposed allocations in the Draft 

Local Plan 2016 was 46.6%, thus the original local plan, as submitted, was 

proposing a level of growth slightly above that necessary to achieve a 

proportional distribution. 

 
10.45 Where additional provision for housing is proposed within the emerging local 

plan, it is inevitable that the proportion of the distribution by settlement area 

will change. However, as the level of growth across the borough is increasing, 

and the level of growth at Welwyn Garden City is going up, predominantly by 

adding additional urban sites, including releasing additional employment sites 

and increasing the capacity of some of the original Draft Local Plan 2016 

sites, the proportion actually falls slightly to 45.5%. Thus the proportion of 

growth at Welwyn Garden City more closely matches a proportional level of 

distribution overall. 

 
10.46 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 25. 

 
Conclusions 

 
10.47 The site selection process has tested 20 additional sites, in addition to re- 

appraising those sites proposed in the Draft Local Plan 2016. This work has 

resulted in ten additional sites being proposed for allocation at Welwyn 

Garden City in addition to the thirteen already proposed in the Local Plan 

2016. The number of dwellings to be delivered at a number of Draft Local 

Plan 2016 sites has changed to reflect either recently granted planning 

permissions, proposed plan Modifications or more recent work carried out/ 

commissioned by the Council. . 

 
10.48 Consideration has been given to minimising harm to the Green Belt, to ensure 

the proposed change to Green Belt boundaries are robust and defensible and 

that the level of development is sustainable. 

 
10.49 Overall, a significant contribution to the borough’s housing requirement is 

proposed at the area’s main town and most sustainable location for 

development. However, this equates to almost exactly the level of growth 

needed to support a proportional level of distribution at around 45.5% of the 

total growth proposed across the borough. 
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10.50 Many of the development sites proposed are urban, some contribute towards 

unban regeneration and others involve the loss of employment provision. 

Overall, the proposals are considered to balance the need to deliver housing 

in a sustainable way, to reduce the likely impact on the Green Belt and 

continue to support a sustainable level of job growth. 

 
10.51 Table 10.5 lists those sites recommended for allocation in the Local Plan at 

Welwyn Garden City. 

 
Table 10.5: Sites proposed for allocation in the emerging Local Plan at Welwyn 

Garden City as updated in 2019 

Draft 
Local 
Plan 
2016 

(Site Ref) 

HELAA 
2019 
(Site 
Ref) 

 
 

Site Name 

 
Urban / Green 

Belt 

 
 

Notes 

 
Number of 
Dwellings 

N/A Han40a 
Campus East 
Car Park 

Urban 
Considered for 

allocation 
250 

N/A Hol23 
Hollybush 
Lane 

Urban 
Considered for 

allocation 
16 

 

N/A 
 

Pea97 
Former 
Norton 
Building 

 

Urban 
Considered for 

allocation 

 

122 

 

N/A 
 

Pea102 
Bio-Park, 
Broadwater 
Road 

 

Urban 
Considered for 

allocation 

 

179 

 

N/A 
 

Pea103 
29 
Broadwater 
Road 

 

Urban 
Considered for 

allocation 

 

128 

N/A Pea104 
YMCA, 90 
Peartree Lane 

Urban 
Considered for 

allocation 
15 

N/A Pea105 
61 Bridge 
Road 

Urban 
Considered for 

allocation 
21 

 

 
N/A 

 

 
Pea106 

 

73-83 Bridge 
Road East 

 

 
Urban 

 

Considered for 
allocation 

235 
dwellings 

and 
1,653sqm 

B1a 

 
N/A 

 
WGC4a 

Land North 
East of 
Welwyn 
Garden City 

 
Green Belt 

Considered for 
allocation as an 

extension to SDS1 

 
75 

SDS1 WGC4/7 Panshanger ASR Local Plan 2016 Site 650 

 
SDS2 

 
WGC5 

Land SE of 
WGC 

 
Green Belt 

Local Plan 2016 Site. 
Capacity increased 
from 1,200 to 1,300 

 
1,300 

 

 
SDS3 

 

 
Pea02b 

 
Broadwater 
Road SPD 
Site (north) 

 

 
Urban 

Local Plan 2016 Site. 
Capacity increased 
to reflect planning 

permission 
6/2018/0171/MAJ 

 

 
1,403 
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Draft 
Local 
Plan 
2016 

(Site Ref) 

HELAA 
2019 
(Site 
Ref) 

 
 

Site Name 

 
Urban / Green 

Belt 

 
 

Notes 

 
Number of 
Dwellings 

 

SDS4 
 

Pea02c 
Broadwater 
Road SPD 
Site (west) 

 

Urban 
 

Local Plan 2016 Site 
 

171 

 
 

HS1 

 
 

Pan01b 

 

Land at 
Bericot Way 

 
 

Urban 

Local Plan 2016 Site. 
Capacity reduced to 

reflect planning 
permission 

6/2017/2202/OUTLINE 

 
 

21 

 

 
HS2 

 

 
WGC1 

 

 
Creswick 

 

 
Green Belt 

Local Plan 2016 Site. 
Capacity increased 

to reflect modification 
following Hearing 

Session 4 

 

 
300 

HS3 Pea08 
80 Bridge 
Road East 

Urban Local Plan 2016 Site 32 

HS4 Hal03 
Ratcliff Tail 
Lift Site 

Urban Local Plan 2016 Site 110 

 

HS5 
 

Hol19 
Hyde Valley 
House, Hyde 
Valley 

 

Urban 
 

Local Plan 2016 Site 
 

17 

 

 
MUS1 

 

 
Han40 

 
WGC Town 
Centre North 
site 

 

 
Urban 

Local Plan 2016 Site. 
Updated for 

consistency between 
SADM19 and 

SADM21 

 

 
100 

 

HS6 
 

Han91 
Land at 
Gosling 
Sports Park 

 

Urban 
 

Local Plan 2016 Site 
 

250 

 

HS8 
 

Pea24 
St Michael’s 
House, 
Holwell Road 

 

Urban 
 

Local Plan 2016 Site 
 

22 

Total 5,417 

 

 

10.52 A settlement map has been prepared to illustrate all the above sites including 

the proposed change to the Green Belt boundary as a result of the proposed 

sites for allocation. These are shown by Figure 10.1. 

 
10.53 A map of Welwyn Garden City has been prepared to illustrate the sites 

considered for potential allocation at this settlement. This can be found at 

Appendix B. 
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Figure 10.1: Sites proposed for allocation including changes to the Green Belt boundary at Welwyn Garden City to inform the 

emerging WHBC Local Plan 

P
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11. Hatfield 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

 
11.1 There were eight sites proposed for allocation in the Draft Local Plan 2016 for 

Hatfield. Table 11.1 identifies whether the sites are located within an urban or 

Green Belt location. The majority of the sites proposed for allocation at 

Hatfield are urban sites, with only two within the Green Belt. 

 
Table 11.1: Sites proposed for allocation in the Draft Local Plan 2016 at Hatfield 

DLP1
 

2016 

(Site Ref) 

 

HELAA 
(Site Ref) 

 
Site Name 

 

Urban / 
Green Belt 

 

Number of 
Dwellings 

SDS5 Hat1/Hat13 North West Hatfield Green Belt 1,650 

MUS2 HC100b 1-9 Town Centre Urban 66 

MUS3 HW100 High View (Hilltop) SPD Site Urban 87 

HS9 HE80 
Onslow St Audreys School, Howe 
Dell 

Urban 61 

HS10 HS31 Garages at Hollyfield Urban 14 

HS11 Hat11 Land at South Way Green Belt 120 

HS13 HS91 Land south of Filbert Close Urban 37 

HS14 HE23 
L Kahn Manufacturing, Wellfield 
Road 

Urban 62 

Total 2,097 

 
Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
11.2 The 2019 site selection process considered 17 additional sites along with the 

original Local Plan sites listed in Table 11.1. 

 
11.3 Eight of the additional sites failed the HELAA stages (Stages 1 and 2), one 

site was withdrawn from the HELAA process and eight additional sites were 

found to be suitable, available and achievable and therefore progressed to the 

Stage 3 assessment. These are shown by Table 11.2 that lists the sites that 

failed the HELAA stage with a brief explanation for why they were found to be 

unsuitable. 

11.4 One site is promoted at Hatfield for mixed-use B class development (Hat20) 

has an assessed potential capacity for a range of additional employment 

space. However, the employment floor space potential for this site should be 

viewed as indicative only of the potential type and mix of employment 

floorspace. 
 
 
 
 
 

 

1 Draft Local Plan 2016 
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Table 11.2: Results of Stages 1 and 2 of the Site Selection process (HELAA 

2019) at Hatfield. 

HELAA 
2019 

(site ref) 

 

Site name 
Urban / 

Green Belt 

 

Reason for Exclusion 
Number of 
Dwellings 

HC08 Lemsford Road Urban N/A 32 

HC11 Meridian House Urban N/A 11 

 
HC95 

126 Great North 
Road 

 
Urban 

Unsuitable for mixed use 
development (appeal 

dismissed) 

 
0 

HC101 Lockley Crescent Urban N/A 4 

 
HE17 

Link Drive car 
park and skate 

park 

 
Urban 

 
N/A 

 
84 

HE98 
Citroen Garage, 

Great North Road 
Urban / 

Green Belt 
Heritage impacts, noise, 

highways concerns 
0 

HSW92 Minster Close Urban N/A 49 

HSW93 
Haseldine 
Meadows 

Urban Withdrawn 0 

HSW94 
College Lane 

(north) 
Urban N/A 115 

Hat2 
Land west of 

Hatfield 
Green Belt 

Loss of country park / 
S106 issues 

0 

Hat3 
West of 

Ellenbrook 
Green Belt Heritage impacts 0 

Hat4 
Land at Wilkins 

Green Lane 
Green Belt Heritage impacts 0 

 

Hat9 

 

Land at Roehyde 

 

Green Belt 

Absence of sustainable 
travel links. Most of site in 
St Albans (not proposed 

for allocation) 

 

0 

Hat14 
Three Corner 

Field 
Green Belt 

Site does not adjoin an 
excluded settlement 

0 

Hat19 
Land Off Bramble 

Road 
Green Belt N/A 20 

 
 
 
 

Hat20 

 
 

 
Land at Angerland 
Common (south) 

 
 
 
 

Green Belt 

 
 
 
 

N/A 

B1a/b 
(61,725m2) or 

B1c (32,920m2), 
or a mix of B1 

class uses, or a 
mix of B1 and 
B2 (B2 only as 
part of a mixed 
use scheme) 

 
Hat21 

Land at Angerland 
Common (park 
and ride site) 

 
Green Belt 

Site not promoted for 
housing or employment (B 

Class) 

 
0 

Total 315 

Page 112



78  

Site Selection 2019: Stage 3 – Detailed Assessment 

 

11.5 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Tables 11.2, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

 
11.6 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a summary of the findings are 

presented in the following paragraphs. 

 
11.7 Hatfield is considered to be a sustainable settlement, and falls into the second 

tier of settlements in Policy SP3: Settlement Hierarchy demonstrating the 

town’s sustainability merits following the boroughs main town: Welwyn 

Garden City. Hatfield provides a range of good public transport connections, a 

number of services and facilities and acts as a key centre for employment and 

education in the borough. It has been envisaged that Hatfield, along with 

Welwyn Garden City, would be the focus for future development in the 

borough due to the sustainability benefits of these settlements. 

 
11.8 The additional sites promoted at Hatfield are in a mixture of urban and Green 

Belt locations. 

 
11.9 The additional urban sites which have been considered at Hatfield, that would 

result in no change or harm to the Green Belt, have been recommended for 

allocation unless the site specific assessment identifies evidence that this 

would not be appropriate. 

 
11.10 One site, HC101, is considered suitable for development but is too small to be 

allocated (below the 10 dwelling threshold for the borough’s towns). 

 
11.11 There are two sites identified in the Draft Local Plan 2016 that are located 

within the Green Belt. 

 
11.12 Given the importance of the Green Belt to the Borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. 
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11.13 Local Plan site SDS5 (Hat1/Hat13) represents the largest strategic allocation 

in the borough, making a significant contribution to infrastructure and housing 

delivery in a sustainable location. The release of the whole site from the 

Green Belt would result in ‘Very High’ harm (as indicated in Parcel 41 of the 

Green Belt 3 Study). 

 
11.14 However, through restricting the area released for development at SDS5 to be 

consistent with Parcel 41e (with a boundary joining the commercial 

development at Oldings Corner to the roundabout at the junction of Green 

Lane and Coopers Green Lane) any Green Belt harm would be reduced from 

‘very high’ to ‘high’ harm. This Green Belt boundary would ensure the 

retention of separation between Hatfield and Stanborough. The development 

could also be supported with the remaining land within the proposed 

allocation which would continue to be in the Green Belt, with this land used to 

deliver Green Infrastructure, school playing fields or other appropriate uses. 

New Green Belt boundaries could also be formed through effective master- 

planning and planting to ensure a defensible and clearly defined boundary is 

developed. 

 
11.15 Local Plan site HS11 (Hat11) would result in ‘Moderate-High’ harm to the 

Green Belt. However, the land slopes downwards towards the A1001 and 

development of the lower ground would have a limited impact on the 

separation between Hatfield and Welham Green. The use of the site’s 

topography to define the new Green Belt boundary would be clearly defined 

and defensible. The use of a well-landscaped boundary here would also 

strengthen the Green Belt boundary. The site could accommodate a new 2FE 

primary school, to meet existing and future demand for school places in 

Hatfield and the surrounding school planning area. 

 
11.16 Given the location of these sites at one of Borough’s most sustainable 

settlements, the significant contribution SDS5 (Hat1/Hat13) makes to the 

Borough’s housing requirement and the relative lack of impact on the Green 

Belt HS11 (Hat11) has, these sites continue to be supported. 

 
11.17 Hat19 is the only additional Green Belt site which is considered suitable, 

available and achievable. The site would have ‘Moderate’ harm to the Green 

Belt. Hat19 adjoins the existing urban edge of Hatfield and is well-contained 

by development to the north-west and south-east. However, it is considered 

that development of this site would encroach into the countryside and lead to 

the perception of narrowing the gap between 1st tier settlements Hatfield and 

St Albans. Therefore, this site is not considered appropriate for allocation. 

 
11.18 On this basis, and following the detailed Stage 3 assessment, there are five 

additional sites considered appropriate for allocation in addition to the eight 
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sites identified in the Local Plan 2016. These are shown by Table 11.3, which 

also lists those sites not considered suitable for allocation following the Stage 

3 assessment along with a brief description of the reasons for the conclusions 

reached. 

 
11.19 The capacity of five Draft Local Plan 2016 sites has changed to reflect 

increased capacities which are considered achievable (Hat1/13), or to reflect 

the granting of planning permissions (HC100b, HW100, HE80). Only one site 

has decreased in capacity, HS31. 
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Table 11.3 Result of Stage 3 detailed assessment at Hatfield 

DLP 
2016 
(site 
ref) 

HELAA 
2019 (site 

ref) 

 
Site name 

 

Urban / 
Green Belt 

 
Notes 

Number 
of    

Dwellings 

 

SDS5 
 

Hat1/Hat13 
North West 
Hatfield 

 

Green Belt 
Local Plan 2016 site. 

Dwelling numbers 
increased to 1,750 

Around 
1,750 

 

MUS2 
 

HC100b 
 

1-9 Town Centre 
 

Urban 
Local Plan 2016 site. 

Dwelling numbers 
increased to 71 

 

71 

 

MUS3 
 

HW100 
High View (Hilltop) 
SPD Site 

 

Urban 
Local Plan 2016 site. 

Dwelling numbers 
increased to 146 

 

146 

HS9 HE80 
Onslow St Audreys 
School, Howe Dell 

Urban 
Planning permission 

granted for 86 dwellings 
86 

 

HS10 
 

HS31 
Garages at 
Hollyfield 

 

Urban 
Local Plan 2016 site. 

Small decrease in 
capacity 

 

13 

HS11 Hat11 Land at South Way Green Belt Local Plan 2016 site 120 

HS13 HS91 
Land south of 
Filbert Close 

Urban Local Plan 2016 site 37 

 

HS14 
 

HE23 
L Kahn 
Manufacturing, 
Wellfield Road 

 

Urban 
 

Local Plan 2016 site 
 

62 

N/A 
HC08 Lemsford Road Urban 

Considered for 
allocation 

32 

N/A 
HC11 Meridian House Urban 

Considered for 
allocation 

11 

N/A 
HC101 Lockley Crescent Urban Too small to allocate 4 

N/A  

HE17 
Link Drive car park 
and skate park 

 

Urban 
Considered for 

allocation - Planning 
Application received 

 

80 

N/A 
HSW92 Minster Close Urban 

Considered for 
allocation 

49 

N/A 
HSW94 

College Lane 
(north) 

Urban 
Considered for 

allocation 
115 

N/A  

Hat19 
Land Off Bramble 
Road 

 

Green Belt 
Impact on the 
separation of 
settlements 

 

0 

 

N/A 
 

Hat20 
Land at Angerland 
Common (south) 

 

Green Belt 
Harm to Green Belt 

outweighs the benefits 
of the site 

 

0 

Total 
2,576 
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Stage 4 - Settlement Level Assessment 

 
11.20 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues, and 

• Strategic Advantages/ Disadvantages 

• Green Belt Matters (exceptional circumstances and Green Belt 

Boundaries) 

 
11.21 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. Similarly, 

consideration to impact on the Green Belt, such as demonstrating how Green 

Belt boundaries may need to be amended, also benefits from a settlement 

level analysis. 

 
11.22 Following the Stage 3 assessment, 13 sites are proposed for allocation in the 

Local Plan at Hatfield. Eight of these sites were included in the Local Plan 

2016, as submitted, and five are additional 

 
11.23 As discussed above, the majority of sites under consideration at Hatfield are 

urban sites that do not lead to any Green Belt impacts. 

 
Key Infrastructure Issues 

 
11.24 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. The following sub- 

sections provide an up-to-date position on the same range of infrastructure 

issues so as to understand any key constraints or opportunities, which may 

support, or constrain, levels of growth or the timing of delivery. 
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Secondary Schools 

 
11.25 The strategy for secondary school provision for Hatfield, to accommodate 

growth as set out in the Draft Local Plan 2016, comprised the construction of 

a new secondary school within the site at North-west Hatfield SDS5 (Hat1). 

This school would accommodate either 8FE or 10FE, depending on emerging 

levels of need from the new developments at Hatfield, and on capacity in 

existing schools. The additional housing sites now proposed for allocation in 

Hatfield have an estimated capacity of 475 dwellings, or approximately 0.9FE. 

It is still anticipated that these numbers could be accommodated within the 

new school at SDS5 (Hat1). 

 
Primary schools 

 
11.26 The strategy for primary schools in Hatfield, accompanying the Draft Local 

Plan 2016, envisaged a new 2FE primary school at SDS5 (Hat1) (or 2FE of 

primary capacity attached to the new secondary school, providing a ‘through 

school’) and a 1FE expansion of Green Lanes primary school. A 1FE 

expansion of the existing De Havilland primary school in south Hatfield was 

also proposed in order to cater for additional numbers in this part of town. 

 
11.27 The above increase in primary school capacity was held unlikely to be entirely 

sufficient, when considered alongside natural growth, to accommodate the 

future primary need in Hatfield. Accordingly, a potential site for a further new 

2FE primary school was sought, and a site was promoted as part of the 

housing site HS11 (Hat11) at South Way. This site was agreed to be 

acceptable to HCC as education authority and a Statement of Common 

Ground was entered into between the Council, HCC and the landowner 

regarding provision of the school site. 

 
11.28 With the 2019 proposals for an additional 475 dwellings, or approximately 

0.9FE, this need can also be met in the new school at HS11 (Hat11). 

 
Highways 

 
11.29 Transport modelling work has been undertaken using Hertfordshire County 

Council’s COMET model to assess increases in congestion and waiting times 

at key junctions on the network, which are likely to arise as a result of 

development of the selected Local Plan sites. 
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11.30 By far the most substantial proposed new development at Hatfield is the site 

at North-west Hatfield; SDS5 or Hat1/Hat13. This can be expected to have a 

significant impact on the operation of the surrounding highway network, where 

a number of existing links and junctions are known to become congested at 

peak times. These links and junctions include Coopers Green Lane, the 

A1001 Comet Way, Junction 4 of the A1 (M) and the adjoining A414, and the 

Stanborough roundabouts (B653/A6129) either side of the A1 (M). 

 
11.31 The cumulative effect of developments at SDS5 (Hat1) and SDS6 (Hat15) 

Symondshyde on this road network is likely to be substantial. Highways 

England, which is responsible for the A1 (M) and its junctions, has not 

objected to the scale of proposed Local Plan development in this area but has 

expressed concerns about modelled congestion and waiting times at the 

nearby motorway junctions. 

 
11.32 To mitigate the increased congestion and waiting times, localised highway 

improvements would be sought. These include a capacity enhancement at the 

existing Green Lanes/Coopers Green Lane roundabout (one of the schemes 

specified in the schedule to the Infrastructure Delivery Plan (IDP)) and 

improved cycle and footpath routes along Coopers Green Lane itself. 

Relatively small scale highway improvements at the Stanborough 

roundabouts (B653/A6129) and at Junction 4 of the A1 (M) are also included 

in the IDP. 

 
11.33 The developments at SDS5 (Hat1) and SDS6 (Hat15) offer opportunities to 

enhance footpath and cycle links and provide a sizeable customer base for a 

new or re-routed bus service. Subject to active promotion of modal shift and 

to the above highway measures, HCC as Highway Authority does not 

consider that the Local Plan development north of Hatfield would have a 

severe effect on the operation of the highway network. 

 
Utilities 

 
11.34 From a waste water perspective, new development at Hatfield will be served 

either by Mill Green Sewage Treatment Works (STW), where development is 

on the northern side of the town (including SDS5 (Hat1)), or by the Blackbirds 

and Maple Lodge STW for other development. 
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11.35 Thames Water advises that the earliest phases of development at SDS5 

(Hat1), which are to the east of Green Lanes, will be able to utilise capacity in 

the existing sewerage network to drain to Mill Green STW whereas later 

phases of the development will require network capacity improvements to 

drain to Mill Green. The increased load from later phases will also require 

capacity improvements at Mill Green STW, which will be programmed by 

Thames Water subject to a lead-in time of three to five years from any grant of 

planning permission. 

 
11.36 New development from most of the proposed sites in Hatfield will drain to the 

Blackbirds and Maple Lodge sewage treatment works in the south-west of the 

county. During the Plan period, substantial additional development in 

neighbouring districts, as well as development in Welwyn Hatfield, will drain to 

these works. Thames Water has raised no issues with infrastructure capacity 

in relation to the development of these sites, as any improvements to the 

network or the sewage treatment works will be programmed in, in accordance 

with the pace of development. 

 
11.37 Previous consultations with UK Power Networks (UKPN) as the electricity 

supply infrastructure provider, have indicated a need to enhance sub-station 

capacity in the north of Hatfield to meet the requirements of Local Plan 

growth. An update on the latest position is being sought from UKPN. 

 
Strategic Advantages/Disadvantages 

 
11.38 The majority of sites under consideration at Hatfield are not associated with 

strategic advantages or disadvantages. Some sites are also associated with 

urban regeneration such as sites MUS2 (HC100b) and MUS3 (HW100). 

 
11.39 The largest proposed allocations, as set out in the Draft Local Plan 2016 

SDS5 (Hat1/Hat13) would deliver a secondary school, provision for three 

forms of entry at primary school level and Gypsy and Traveller Site pitches. 

SDS5 would also deliver a local neighbourhood centre, a number of 

community facilities including healthcare and leisure and an employment area 

in a sustainable location. This site therefore makes a significant contribution to 

strategic infrastructure. 

 
11.40 Site Hat11 offers the opportunity to deliver a 2FE Primary School to the south 

of Hatfield. This would contribute to meeting the existing and future needs in 

the school planning area. 
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Green Belt Matters 

 
11.41 Consideration is needed for how the Green Belt boundary could be amended 

to Hatfield, to ensure, in accordance with national policy, that boundaries are 

defined clearly, using physical features that are readily recognisable and likely 

to be permanent. 

 
11.42 The site-by-site assessment (Stage 3) considers Green Belt impact in detail, 

including harm to Green Belt purposes and to the Green Belt as a whole, 

consideration to how releasing sites would relate to Green Belt boundaries 

and how the Calverton Test requirements (tests 4 and 5) are met. These 

detailed assessments are shown in Appendix A. 

 
11.43 Consideration for exceptional circumstances and the other Calverton Tests 

(tests 1 to 3) are discussed more in Section 6, as these apply more generally 

to the borough as a whole. 

 
11.44 Only two Green Belt sites are proposed for allocation at Hatfield. To reduce 

the impact of these developments to the lowest reasonable practical extent, 

the site boundaries have been designed to minimise the level of harm. For 

example, the Green Belt boundary of site Hat1/13, has been amended to 

reduce the harm from ‘very high’ to ‘high’ as identified in the Green Belt Study 

(Stage 3). None of the new sites proposed for allocation at Hatfield are within 

the Green Belt, thus having no impact on the settlements Green Belt 

boundary. 

 
11.45 Taken together, the assessment findings and recommendations, at a site-by- 

site level, to exclude some sites and to reduce the development areas of 

others are considered to minimise the impact on the Green Belt to the lowest 

reasonable practical extent. 

 
11.46 A settlement map has been prepared to illustrate the proposed change to the 

Green Belt boundary as a result of the proposed sites for allocation. These 

are shown by Figure 11.1. 

 

 
Proportional Distribution 

 
11.47 The proportion of households located at Hatfield is 30.4% of the Borough, 

when considered as a whole, and based on the 2011 Census data. The 

proportion of the proposed allocation in the Draft Local Plan 2016 was 26.1% 
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11.48 Where additional provision for housing is proposed within the emerging local 

plan, it is inevitable that the proportion of the distribution by settlement area 

will change. However, as the level of growth across the Borough is increasing, 

the proportionate distribution at Hatfield actually falls slightly to 22.7%. Thus 

the proportion of growth at Hatfield which is still below the proportionate level 

of distribution. 

 
11.49 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 25. 

 
Conclusions 

 
11.50 The site selection process has tested 17 additional sites, in addition to re- 

appraising those sites proposed in the Draft Local Plan 2016. This work has 

resulted in five additional sites being proposed for allocation at Hatfield in 

addition to the eight already proposed in the Local Plan 2016. 

 
11.51 Consideration has been given to minimising harm to the Green Belt, to ensure 

the proposed change to Green Belt boundaries are robust and defensible and 

that the level of development is sustainable. 

 
11.52 Overall, a significant contribution to the Borough’s housing requirement is 

proposed in the urban areas of the settlement, the most sustainable location 

for development. Overall, this equates relatively closely to the level of growth 

needed to support a proportional level of distribution at around 21.5% of the 

total growth proposed across the Borough. 

 
11.53 Many of the development sites proposed are urban, some contribute towards 

urban regeneration and make use of underused spaces within the urban 

boundary such as back-land developments and surface carparks. Overall, the 

proposals are considered to balance the need to deliver housing in a 

sustainable way, to reduce the likely impact on the Green Belt and continue to 

support a sustainable level of job growth. 

 
11.54 Table 11.4 lists those sites recommended for allocation in the Local Plan at 

Hatfield. 
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Table 11.4: Sites proposed for allocation in the emerging Local Plan at Hatfield 

as updated in 2019 

DLP 
2016 
(Site 
Ref) 

HELAA 
2019 

(Site Ref) 

 
Site name 

 

Urban / 
Green Belt 

 
Notes 

 

Number of 
Dwellings 

SDS5 Hat1/Hat13 
North West 
Hatfield 

Green Belt 
Local Plan 2016 Site 
(updated capacity) 

Around 1,750 

MUS2 HC100b 
1-9 Town 
Centre 

Urban 
Local Plan 2016 Site 
(updated capacity) 

71 

 

MUS3 
 

HW100 

High View 

(Hilltop) SPD 
Site 

 

Urban 
Local Plan 2016 Site 
(updated capacity) 

 

146 

 
HS9 

 
HE80 

Onslow St 
Audreys 
School, Howe 
Dell 

 
Urban 

 

Local Plan 2016 Site 
(updated capacity) 

 
86 

HS10 HS31 
Garages at 
Hollyfield 

Urban 
Local Plan 2016 Site 
(updated capacity) 

13 

HS11 Hat11 
Land at South 
Way 

Green Belt Local Plan 2016 Site 120 

HS13 HS91 
Land south of 
Filbert Close 

Urban Local Plan 2016 Site 37 

 

HS14 
 

HE23 
L Kahn 
Manufacturing, 
Wellfield Road 

 

Urban 
 

Local Plan 2016 Site 
 

62 

N/A HC08 
Lemsford 
Road 

Urban Considered for allocation 32 

N/A HC11 
Meridian 
House 

Urban Considered for allocation 11 

 
N/A 

 
HE17 

Link Drive car 
park and skate 
park 

 
Urban 

Considered for allocation 
(planning application 

received) 

 
80 

N/A HSW92 Minster Close Urban Considered for allocation 49 

N/A HSW94 
College Lane 
(north) 

Urban Considered for allocation 115 

Total 2,572 

 

11.55 A settlement map has been prepared to illustrate all the above sites including 
the proposed change to the Green Belt boundary as a result of the proposed 
sites for allocation. These are shown by Figure 11.1. 

 
11.56 A map of Hatfield has been prepared to illustrate the sites considered for 

potential allocation at this settlement. This can be found at Appendix B. 
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Figure 11.1: Proposed change to Green Belt boundary at Hatfield to inform the emerging WHBC Local Plan as 
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12. Woolmer Green 
 

Draft Local Plan 2016: Sites Proposed for Allocation 

12.1 There was one site proposed for allocation in the Draft Local Plan 2016 for 

this settlement. This is shown by Table 12.1 that also identifies whether the 

site is located within an urban or Green Belt location. 

 
Table 12.1: Sites proposed for allocation in the Draft Local Plan 2016 at Woolmer 

Green 
 

Draft Local 

Plan 2016 

(Site Ref) 

HELAA 

2019 

(Site Ref) 

 
Site Name 

 

Urban / Green 

Belt 

 

Number of 

Dwellings 

HS15 WGr1 
Land east of London 

Road 
Green Belt 150 

Total 150 

 
Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
12.2 The 2019 site selection process considered 4 additional sites, or site options, 

along with the original Local Plan site listed in Table 12.1. None of the 

additional sites failed the HELAA stages (Stages 1 and 2) and so all four 

additional sites were found to be suitable, available and achievable and 

therefore progressed to the Stage 3 assessment. Shown by Table 12.2. 

 
12.3 There were no sites at Woolmer Green found suitable for employment uses. 

 
Table 12.2: Results of Stages 1 and 2 of the Site Selection process (HELAA 

2019) at Woolmer Green 
 

HELAA 

2019 

(Site Ref) 

 
Site Name 

 

Urban / 

Green Belt 

Reason for 

Exclusion 

 
Number of 
Dwellings 

WE100 
51-53 London Road, 

Knebworth 
Urban N/A 

 

34 

WGr3 Land at 52 London Road Green Belt N/A 40 

WGr7 
Land north of Heath 

Road 
Green Belt N/A 

 

117* 

WGr7a 
Land north of Heath 

Road 
Green Belt N/A 

 

69* 

Total 191* 

*Where scenarios apply, only one capacity figure is included (in this case, the highest), in total to avoid 

double counting. 
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Site Selection 2019: Stage 3 – Detailed Assessment 

 
12.4 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 12.2, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

 
12.5 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
12.6 Woolmer Green falls into the fourth tier of settlements in Policy SP3: 

Settlement Hierarchy of smaller villages excluded (inset) from the Green 

Belt, thus reflecting their lower relative sustainability compared to the larger 

villages such as Brookmans Park or Welham Green. 

 
12.7 Given the importance of the Green Belt to the borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. It is therefore assumed within 

the Stage 3 Detailed Assessment that any additional sites that would result in 

‘high’ harm, or ‘very high’ harm to the Green Belt, as identified in the Stage 3 

Green Belt Study would not be appropriate for allocation. 

 
12.8 Two of the additional sites under consideration (WGr7 and WGr7a) would 

lead to ‘high’ harm to the Green Belt if released for development. The parcel 

of land in question is important to maintain some degree of distinction 

between Oaklands and Mardley Heath and Woolmer Green and development 

here would lead to weaker Green Belt boundaries to the north of the parcel. 

Developing the smaller area of WGr7a in comparison to WGr7 would not 

reduce the level of harm or reduce the impact on separation. For these 

reasons these sites are not considered appropriate for allocation. 

 
12.9 The site WGr3 would lead to ‘high’ harm if allocated in its entirety, but the 

Green Belt Study (Stage 3) identifies that limiting development to the northern 

part of the site, having the effect of restricting development from an estimated 

40 dwellings to 25 dwellings, would reduce the harm to ‘moderate’. Following 

the detailed assessment, it is considered that the site is appropriate for 

allocation, providing that development does not extend further south than the 

existing Green Belt boundary to the east of London Road. 
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12.10 The site included in the Local Plan 2016 HS15 (WGr1) falls within a high harm 

parcel in the Green Belt Study (Stage 3), but the site itself is classified as 

leading to a ‘moderate – high’ level of harm if released. A landscape buffer to 

the north of the site is proposed, which would sit below the ridge of the gently 

rising landform. It is considered that the new boundary, once established by 

the new access road, property boundaries and the new landscape buffer, 

would not result in any weakening compared to the existing. This site relates 

well to the settlement and continues to be recommended for allocation. 

 
12.11 The final site under consideration in Woolmer Green is classified as an urban 

site, thus leading to no Green Belt impacts. The site is currently in 

employment, although not primary B class, use but is considered appropriate 

for allocation. This is discussed further under the Strategic Advantages and 

Disadvantages heading later in this section. 

 
12.12 On this basis, and following the detailed Stage 3 assessment, two of the 

additional sites are considered appropriate for allocation, in addition to the 

one site identified in the Local Plan 2016. These are shown by Table 12.3, 

which also lists those sites not considered for allocation following the Stage 3 

assessment along with a brief description of the reasons for the conclusions 

reached. 
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Table 12.3: Result of the Stage 3 detailed assessment at Woolmer Green 
 

Draft 

Local Plan 

(Site Ref) 

HELAA 

2019 

(Site Ref) 

 
Site Name 

 

Urban / 

Green Belt 

 
Notes 

 
Number of 
Dwellings 

 
N/A 

 
WE100 

51-53 London 

Road, 

Knebworth 

 
Urban 

 
N/A 

 
34 

 
 
 

N/A 

 
 
 

WGr3 

 

 
Land at 52 

London Road 

 
 
 

Green Belt 

Development 

reduced to the 

northern part 

of site to limit 

Green Belt 

harm. 

 
 
 

25 

 

 
N/A 

 

 
WGr7 

 
 

Land north of 

Heath Road 

 

 
Green Belt 

Harm to the 

Green Belt 

outweighs the 

benefits of the 

site 

 

 
0 

 

 
N/A 

 

 
WGr7a 

 
 

Land north of 

Heath Road 

 

 
Green Belt 

Harm to the 

Green Belt 

outweighs the 

benefits of the 

site 

 

 
0 

HS15 WGr1 
Land east of 

London Road 
Green Belt 

Local Plan 

2016 Site 

 

150 

Total 209 

 

 
Stage 4 - Settlement Level Assessment 

 
12.13 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages/ Disadvantages, and 

• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries) 
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12.14 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. 

 
12.15 Similarly, consideration to impact on the Green Belt, such as demonstrating 

how Green Belt boundaries may need to be amended, also benefits from a 

settlement level analysis. 

 
Key Infrastructure Issues 

 
12.16 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. The following sub- 

sections provide an up-to-date position on the same range of infrastructure 

issues so as to understand any key constraints or opportunities, which may 

support, or constrain, levels of growth or the timing of delivery. 

 
Secondary Schools 

 
12.17 Hertfordshire County Council (HCC) has updated its secondary school 

strategy in order to address the additional housing growth proposed in 2019. 

This updated strategy is set out in Section 10 relating to Welwyn Garden City, 

as the Welwyn area, including Woolmer Green, will rely mainly on secondary 

schools within Welwyn Garden City. 

 
Primary schools 

 
12.18 Primary school capacity in Woolmer Green is considered alongside that 

serving Welwyn and Oaklands/Mardley Heath. The total 2019 proposed 

growth across these settlements, including the 2016 figures, would equate to 

approximately 1.1FE. This would be addressed by a 1FE expansion of 

Welwyn St. Mary’s School, which has capacity to facilitate this expansion. 

Some additional capacity for this primary school planning area may also 

become available through the construction of a new 2FE primary school at 

Knebworth through the North Herts District Plan. This could be particularly 

relevant to Woolmer Green, as the settlement closest to Knebworth. 

 
Highways 

 
12.19 In terms of effect on the wider highway network and latest transport modelling, 

HCC as Highway Authority has not identified any severe impacts arising from 

the additional housing growth proposed at Woolmer Green. The Infrastructure 

Delivery Plan (IDP) schedule currently identifies local capacity improvements 

to the roundabouts and link roads around A1 (M) Junction 6 (including the 

Clock Roundabout) as recommended infrastructure to support growth. This 
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would require joint working with Highways England. Construction of Highways 

England’s ‘smart motorway’ scheme to increase vehicle capacity on the A1 

(M) between Junctions 6 and 8 is due to start in 2020/2021. 

 
Utilities 

 
12.20 There are no specific utilities infrastructure issues identified in association with 

increased growth at Woolmer Green. From a sewage treatment point of view, 

new development in Woolmer Green will drain to Rye Meads sewage works. 

A number of local authorities within the Rye Meads catchment are proposing 

significant housing growth. Based on current growth forecasts, Thames 

Water’s recent high level assessment indicates that from a final effluent 

stream point of view the sewage treatment works is expected to have capacity 

up to 2036. 

 
Strategic Advantages/Disadvantages 

 
12.21 There are very few strategic advantages or disadvantages associated with the 

proposed development sites at Woolmer Green. Site HS15 (WGr1) offers 

potential to include a small farm shop/cafe, which when the plan was 

submitted, was considered to offer a local benefit. However, this is not in itself 

significant enough to affect the conclusion for whether the site is considered 

appropriate, or not, for allocation. Further, since the plan was submitted for 

examination, an appeal has been allowed for the Entech House site in London 

Road. This includes provision for 657sqm of retail floorspace, which will 

increase and enhance the retail offer in this village. 

 
12.22 The site WE100 forms part of a proposed employment area (EA10) in the 

Draft Local Plan 2016. Its primary use is a car dealership and so the allocation 

of this site would result in some loss of (non-B class use) employment land. 

However, the site is an urban site where any development would have no 

impact on the Green Belt and following detailed assessment, it is considered 

that on balance, the allocation of the site to housing is justified as the current 

employment use is low density (non B class use). Further, a nearby site has 

been granted permission on appeal for a mixed use scheme of housing, retail 

and a reduced level of employment floor space, and so any loss of 

employment on site WE100 would be relatively modest. 

 
Green Belt Matters 

 
12.23 Following the Stage 3 assessment, three sites are proposed for allocation in 

the Local Plan at Woolmer Green. One of these sites was included in the 

Local Plan 2016, as submitted, and two are additional. 
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12.24 Consideration is needed for how the Green Belt boundary could be amended 

to Woolmer Green as a whole, to ensure, in accordance with national policy, 

that boundaries are defined clearly, using physical features that are readily 

recognisable and likely to be permanent. 

 
12.25 The site-by-site assessment (Stage 3) considers Green Belt impact in detail, 

including harm to Green Belt purposes and to the Green Belt as a whole, 

consideration to how releasing sites would relate to Green Belt boundaries 

and how the Calverton Test requirements (tests 4 and 5) are met. These 

detailed assessments are shown by Appendix A. 

 
12.26 Consideration for exceptional circumstances and the other Calverton Tests 

(tests 1 to 3) are discussed more in Section 6, as these apply more generally 

to the borough as a whole. 

 
12.27 As discussed, any sites falling within ‘high’ harm parcels are either not 

considered appropriate for allocation (WGr7 and WGr7a) or are proposed to 

be reduced in scale to ensure that any impacts are minimised to the lowest 

reasonably practical extent, and below the ‘high’ harm threshold. This 

includes scaling back development at WGr3 to extend no further south than 

existing Green Belt boundary to the east of London Road and incorporating a 

landscape buffer to the north of HS15 (WGr1) and to develop robust and 

defensible boundaries. 

 
12.28 A settlement map has been prepared to illustrate the proposed change to the 

Green Belt boundary as a result of the proposed sites for allocation. These 

are shown by Figure 12.1. 

 
Proportional Distribution 

 
12.29 The proportion of households located at Woolmer Green is 1.3% of the 

borough, when considered as a whole, and based on the 2011 Census data. 

The proportion of the proposed allocations in the Local Plan 2016 was 1.9%, 

thus the original local plan, as submitted, was proposing a level of growth 

above that necessary to achieve a proportional distribution. 

 
12.30 Where additional provision for housing is proposed within the emerging local 

plan, it is inevitable that the proportion of the distribution by settlement area 

will change. This is partly because the opportunities for finding additional sites 

at the two main towns is not unlimited, and most of the development 

opportunities at these two locations (Welwyn Garden City and Hatfield) will 

already have been utilised in the Draft Local Plan, as submitted in 2017. 

However, the next most sustainable locations for development will be at the 
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large excluded (inset) villages, such as Woolmer Green, rather than lower tier 

settlements. 

 
12.31 Therefore, even though the level of development at Woolmer Green is 

proposed to increase, as the level of development increases more elsewhere, 

the proportion actually comes down to 1.8%. On this basis, the proposed 

changes to the Local Plan allocations set out in this paper, help to make the 

level of proposed development at Woolmer Green more closely aligned to a 

proportional distribution of growth. 

 
12.32 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 25. 

 
Conclusions 

 
12.33 The site selection process has tested 4 additional sites, or site options, in 

addition to re-appraising the site proposed in the Local Plan 2016. This work 

has resulted in two additional sites being proposed for allocation at Woolmer 

Green, in addition to the one site already proposed in the Local Plan 2016. 

 
12.34 One of the proposed sites would involve some loss of existing employment 

uses, but due to the absence of impact on the Green Belt (as it is an urban 

site) and because of the relatively modest loss of employment, it is considered 

that allocating the site for housing is appropriate. 

 
12.35 No sites, as proposed, would fall within a ‘high’ harm parcel as development is 

limited to areas that would lead to lower harm and include appropriate 

mitigation, such as the landscape buffer to the north of WGr1. It is considered 

that on balance, and following the detailed assessment, that allocation of the 

sites as proposed is justified. 

 
12.36 Table 12.4 lists those sites recommended for allocation in the Local Plan at 

Woolmer Green. 
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Table 12.4: Sites proposed for allocation in the emerging Local Plan at 

Woolmer Green as updated in 2019 

 
Draft 

Local 

Plan 

(Site 

Ref) 

HELAA 

2019 

(Site 

Ref) 

 

 
Site Name 

 
 

Urban / 

Green Belt 

 

 
Notes 

 
 

Number of 
Dwellings 

 
 

N/A 

 
 

WE100 

51-53 

London 

Road, 

Knebworth 

 
 

Urban 

 
Considered for 

allocation 

 
 

34 

 
 

 
N/A 

 
 

 
WGr3 

 
 
 

Land at 52 

London Road 

 
 

 
Green Belt 

Considered for 

allocation. 

Development 

reduced to the 

northern part to 

limit Green Belt 

harm. 

 
 

 
25 

HS15 WGr1 
Land east of 

London Road 
150 

Local Plan 2016 

Site 

 

150 

Total 209 

 

 
12.37 A map of Woolmer Green has been prepared to illustrate all the above sites 

including the proposed change to the Green Belt boundary as a result of the 

proposed sites for allocation. These are shown by Figure 12.1. 

 
12.38 A map of Woolmer Green has been prepared to illustrate the sites considered 

for potential allocation at this settlement. This can be found at Appendix B. 
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Figure 12.1: Proposed change to Green Belt boundary at Woolmer Green to inform the emerging WHBC Local Plan 

as updated in 2019. 
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13. Oaklands and Mardley Heath 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

 
13.1 There were three sites proposed for allocation in the Draft Local Plan 2016 for 

this settlement. This is shown by Table 13.1 that also identifies whether the 

sites are located within an urban or Green Belt location. 

 
Table 13.1: Sites proposed for allocation in the Draft Local Plan 2016 at 

Oaklands and Mardley Heath 
 

Draft Local 
Plan 2016 

(Site Ref) 

HELAA 
2019 

(Site Ref) 

 
Site Name 

Urban / Green 
Belt 

Number of 
Dwellings 

HS16 OMH8 2 Great North Road Green Belt 5 

HS32 GTLAA04 
Four Oaks, Great 
North Road 

Green Belt 6 pitches 

HS17 OMH5 
Land rear of 2-12 
Great North Road 

Green Belt 20 

 

Total 
25 dwellings 

+ 6 pitches 

 
Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
13.2 The 2019 site selection process considered three additional sites along with 

the original Local Plan sites listed in Table 13.1. One of the additional sites 

failed the HELAA stages (at Stage 2) and two additional sites were found to 

be suitable, available and achievable and therefore progressed to the Stage 3 

assessment. These are shown by Table 13.2. 

 
13.3 There were no sites proposed at Oaklands and Mardley Heath for 

employment uses and so this is not considered further in this section. 

 
Table 13.2: Results of Stages 1 and 2 of the Site Selection process (HELAA 

2019) at Oaklands and Mardley Heath 
 

HELAA 
2019 

(Site Ref) 

 

Site Name 
Urban / 

Green Belt 

Reason for 
Exclusion 

Number of 
Dwellings 

OMH6 
Land adjacent to 
Danesbury Lodge 

Green Belt 
Unsuitable 

access 
0 

OMH7 22 the Avenue Green Belt N/A 2 

OMH9 
Land r/o 19-23 The 
Avenue 

Green Belt N/A 12 

Total 14 
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Site Selection 2019: Stage 3 – Detailed Assessment 

 
13.4 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 13.2, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

 
13.5 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
13.6 Oaklands and Mardley Heath falls into the fourth tier of settlements in Policy 

SP3: Settlement Hierarchy of smaller villages excluded (inset) from the 

Green Belt, thus reflecting their lower relative sustainability compared to the 

larger villages such as Brookmans Park or Welham Green. 

 
13.7 Given the importance of the Green Belt to the borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. It is therefore assumed within 

the Stage 3 Detailed Assessment that any additional sites that would result in 

‘high’ harm, or ‘very high’ harm to the Green Belt, as identified in the Stage 3 

Green Belt Study would not be appropriate for allocation. 

 
13.8 Neither of the additional sites being considered (OMH7 or OMH9) fall into a 

‘high’ harm category. However, their geographical location is to the west of 

the A1 (M). On this basis, the allocation of these sites would result in 

breaching the very strong physical boundary provided by the motorway and 

resultant changes to the Green Belt leading to a much larger area to the west 

of the motorway needing to be inset. On balance, it is not considered that the 

potential to deliver 14 dwellings on two small sites, which would make only a 

minor contribution to housing land supply in the borough, amounts to 

exceptional circumstances to justify breaching this strong boundary to the 

Green Belt and so neither site is proposed for allocation. 

 
13.9 The three sites identified in the Local Plan 2016 HS17 (OMH5), HS16 (OMH8) 

and HS32 (GTLAA04) all fall into the same area to the south west of 

Oaklands and Mardley Heath between the A1 (M) and Great North Road, part 

of which is already previously developed. These sites are all relatively well 

contained, have existing strong boundaries and their development would lead 

to ‘moderate – low’ harm to the Green Belt. The release of these sites would 
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have very little impact on the separation between settlements where the 

presence of the A1 (M) provides a strong physical break between Welwyn and 

Oaklands and Mardley Heath. For these reasons, these sites continue to be 

considered appropriate for allocation. 

 
13.10 On this basis, and following the detailed Stage 3 assessment, none of the 

additional sites are considered appropriate for allocation, and one would be 

below the threshold for allocation in any event. The three sites identified in the 

Local Plan 2016 continue be recommended for allocation. These are shown 

by Table 13.3, which also lists those sites not considered for allocation 

following the Stage 3 assessment along with a brief description of the reasons 

for the conclusions reached. 

 
Table 13.3: Result of the stage 3 detailed assessment at Oaklands and Mardley 

Heath 

 
Draft Local 

Plan site 
ref 

HELAA 2019 
(Site Ref) 

 

Site Name 
Urban / 

Green Belt 

 

Notes 
Site Selection 
2019 capacity 

 
HS17 

 
OMH5 

Land rear of 2- 
12 Great North 

Road 

 
Green Belt 

Local Plan 
2016 Site 

 
20 

 
HS32 

 
GTLAA04 

Four Oaks, 
Great North 

Road 

 
Green Belt 

Local Plan 
2016 Site 

 
6 pitches 

HS16 OMH8 
2 Great North 

Road 
Green Belt 

Local Plan 
2016 Site 

5 

 
 

N/A 

 
 

OMH7 

 
 

22 the Avenue 

 
 

Green Belt 

Too small 
to allocate, 
changes to 
Green Belt 
boundary 

not justified 

 
 

2 

 
 
 

N/A 

 
 
 

OMH9 

 
 

Land r/o 19-23 
The Avenue 

 
 
 

Green Belt 

Changes 
needed to 
the Green 

Belt 
boundary 
are not 
justified 

 
 
 

0 

Total 27 dwellings 

+ 6 pitches 
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Stage 4 - Settlement Level Assessment 

 
13.11 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages / Disadvantages , and 

• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries) 

 
13.12 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. 

 
13.13 Similarly, consideration to impact on the Green Belt, such as demonstrating 

how Green Belt boundaries may need to be amended, also benefits from a 

settlement level analysis. 

 
 
Key Infrastructure Issues 

 
13.14 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. The following sub- 

sections provide an up-to-date position on the same range of infrastructure 

issues so as to understand any key constraints or opportunities, which may 

support, or constrain, levels of growth or the timing of delivery. 

 
Secondary Schools 

 
13.15 Hertfordshire County Council (HCC) has updated its secondary school 

strategy in order to address the additional housing growth proposed in 2019. 

This updated strategy is set out in Section 10 relating to Welwyn Garden City, 

as the Oaklands and Mardley Heath area will rely mainly on secondary 

schools within Welwyn Garden City. 

 
Primary schools 

 
13.16 Primary school capacity at Oaklands and Mardley Heath is considered 

alongside that serving Woolmer Green and Welwyn. The total 2019 proposed 

growth across these settlements, including the 2016 figures, would equate to 

Page 138



104  

approximately 1.1FE. This would be addressed by a 1FE expansion of 

Welwyn St. Mary’s School, which has capacity to facilitate this expansion. 

Some additional capacity for this primary school planning area may also 

become available through the construction of a new 2FE primary school at 

Knebworth through the North Herts District Plan. 

 
Highways 

 
13.17 In terms of effect on the wider highway network and latest transport modelling, 

HCC as Highway Authority has not identified any severe impacts arising from 

the additional housing growth proposed at Oaklands and Mardley Heath. The 

Infrastructure Delivery Plan (IDP) schedule currently identifies local capacity 

improvements to the roundabouts and link roads around A1 (M) Junction 6 

(including the Clock Roundabout) as recommended infrastructure to support 

growth. This would require joint working with Highways England. Construction 

of Highways England’s ‘smart motorway’ scheme to increase vehicle capacity 

on the A1 (M) between Junctions 6 and 8 is due to start in 2020/2021. 

 
Utilities 

 
13.18 There are no specific utilities infrastructure issues identified in association with 

increased growth at Oaklands and Mardley Heath. From a sewage treatment 

point of view, new development in Oaklands and Mardley Heath will drain to 

Rye Meads sewage works. A number of local authorities within the Rye 

Meads catchment are proposing significant housing growth. Based on current 

growth forecasts, Thames Water’s recent high level assessment indicates that 

from a final effluent stream point of view the sewage treatment works is 

expected to have capacity up to 2036. 

 
Strategic Advantages/Disadvantages 

 
13.19 There are no strategic advantages or disadvantages associated with any of 

the proposed development sites at Oaklands and Mardley Heath and this is 

not considered further. 

 

 
Green Belt Matters 

 
13.20 Following the Stage 3 assessment, three sites are proposed for allocation in 

the Local Plan at Oaklands and Mardley Heath consistent with the Local Plan 

2016, as submitted. 

 
13.21 Consideration is needed for how the Green Belt boundary could be amended 

to Oaklands and Mardley Heath as a whole, to ensure, in accordance with 
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national policy, that boundaries are defined clearly, using physical features 

that are readily recognisable and likely to be permanent. 

 
13.22 The site-by-site assessment (Stage 3) considers Green Belt impact in detail, 

including harm to Green Belt purposes and to the Green Belt as a whole, 

consideration to how releasing sites would relate to Green Belt boundaries 

and how the Calverton Test requirements (tests 4 and 5) are met. These 

detailed assessments are shown by Appendix A. 

 
13.23 Consideration for exceptional circumstances and the other Calverton Tests 

(tests 1 to 3) are discussed more in Section 6, as these apply more generally 

to the borough as a whole. 

 
13.24 As discussed above, the three sites proposed for allocation would lead to very 

limited impacts on the Green Belt, especially as they are enclosed with strong 

boundaries provided by the A1 (M) and Great North Road. 

 
13.25 A settlement map has been prepared to illustrate the proposed change to the 

Green Belt boundary as a result of the proposed sites for allocation. These 

are shown by Figure 13.1. 

 

 
Proportional Distribution 

 
13.26 The proportion of households located at Oaklands and Mardley Heath is 2.7% 

of the borough, when considered as a whole, and based on the 2011 Census 

data. The proportion of the proposed allocations in the Local Plan 2016 was 

0.4%, thus the original local plan, as submitted, was proposing a level of 

growth below that necessary to achieve a proportional distribution. 

 
13.27 Where additional provision for housing is proposed within the emerging local 

plan, it is inevitable that the proportion of the distribution by settlement area 

will change. This is partly because the opportunities for finding additional sites 

at the two main towns is not unlimited, and most of the development 

opportunities at these two locations (Welwyn Garden City and Hatfield) will 

already have been utilised in the original local plan, as submitted. However, 

the next most sustainable locations for development will be at the large 

excluded (inset) villages rather than lower tier settlements such as Oaklands 

and Mardley Heath. 

 
13.28 Therefore, even though the level of development at Oaklands and Mardley 

Heath is not proposed to change, as the level of development increases 

elsewhere, the proportion actually comes down to 0.3%. On this basis, the 
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level of growth proposed at Oaklands and Mardley Heath continues to be 

below a level necessary to achieve a proportional distribution of growth. 

 
13.29 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 25. 

 
Conclusions 

 
13.30 The site selection process has tested three additional sites, in addition to re- 

appraising the sites proposed in the Local Plan 2016. This work has resulted 

in no additional sites being proposed for allocation at Oaklands and Mardley 

Heath. The three sites already proposed in the Local Plan 2016 continue to be 

recommended for allocation. 

 
13.31 The three sites proposed for allocation would lead to very limited impacts on 

the Green Belt. The settlement falls within the fourth tier within the Settlement 

Hierarchy and is suitable and sustainable for some development. The level of 

development proposed falls someway below that necessary to achieve a 

proportional level of growth, but is considered appropriate for this settlement. 

 
13.32 Table 13.4 lists those sites recommended for allocation in the Local Plan at 

Oaklands and Mardley Heath. 

 
Table 13.4: Sites proposed for allocation in the emerging Local Plan at 

Oaklands and Mardley Heath as updated in 2019. 

 
Draft 
local 
plan 

site ref 

HELAA 
2019 

(Site Ref) 

 
Site Name 

 

Urban / 
Green Belt 

 
Notes 

 

Site Selection 
2019 capacity 

 
HS17 

 
OMH5 

Land rear of 2- 
12 Great North 

Road 

 
Green Belt 

Local Plan 
2016 Site 

 
20 

 
HS32 

 
GTLAA04 

Four Oaks, 
Great North 

Road 

Green Belt Local Plan 
2016 Site 

 
6 pitches 

 

HS16 
 

OMH8 
2 Great North 

Road 

 
Green Belt 

Local Plan 
2016 Site 

 
5 

Total 25 dwellings + 
6 pitches 

 
 

13.33 A settlement map has been prepared to illustrate all the above sites for 
allocation, along with the proposed change to the Green Belt boundary as a 
result of the proposed sites for allocation. These are shown by Figure 13.1. 
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13.34 A map of Oaklands and Mardley Heath has been prepared to illustrate the 

sites considered for potential allocation at this settlement. This can be found 

at Appendix B. 
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Figure 13.1: Proposed change to Green Belt boundary at Oaklands and Mardley Heath to inform the emerging 
WHBC Local Plan as updated in 2019. 
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14. Welwyn 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

 
14.1 There were three sites proposed for allocation in the Draft Local Plan 2016 for 

Welwyn. These are listed in Table 14.1 that also identifies whether the sites 

are located within an urban or Green Belt location. 

 
Table 14.1: Sites proposed for allocation in the Draft Local Plan 2016 at Welwyn 

 
 

Draft Local 
Plan 2016 

(Site Ref) 

HELAA 

2019 

(Site Ref) 

 
Site Name 

 

Urban / Green 
Belt 

 

Number of 
Dwellings 

HS18 Wel11 The Vineyards Green Belt 30 

HS19 Wel4 Sandyhurst Green Belt 30 

HS20 Wel3 School Lane Green Belt 7 

Total 67 

 
Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
14.2 The 2019 site selection process considered 11 additional sites, or site options, 

along with the original Local Plan sites listed in Table 14.1. Five of the 

additional sites failed the HELAA stages (Stages 1 and 2) and six additional 

sites were found to be suitable, available and achievable and therefore 

progressed to the Stage 3 assessment. These are shown by Table 14.2 that 

also lists those sites that failed the HELAA stage with a brief explanation for 

why they were found to be unsuitable. 

 
14.3 There were no sites proposed at Welwyn for employment uses and so this is 

not considered further in this section. 
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Table 14.2: Results of Stages 1 and 2 of the Site Selection process (HELAA 

2019) at Welwyn 

 

HELAA 2019 
(Site Ref) 

Site Name 
Urban / 

Green Belt 
Reason for 
Exclusion 

Number of 
Dwellings 

Wel1 
Land at Kimpton 

Road 
Green Belt N/A 178 

Wel2 
Land adjoining 

Welwyn Cemetery 
Green Belt N/A 40 

Wel6 
Land at Kimpton 

Road 
Green Belt N/A 14 

 

Wel14 

Linces Farm (Site 
1), north of 

Wilshere Road and 
Wilga Road 

 

Green Belt 
Impact on 
Heritage 
assets 

 

0 

 

Wel14a 

Linces Farm, land 
north-west of 

Wilshere Road 
(site 2) 

 

Green Belt 
Impact on 
Heritage 
assets 

 

0 

 

 
Wel14b 

Linces Farm, land 
west of Wilshere 

Road and north of 
School Lane (site 

3) 

 

 
Green Belt 

 

 
N/A 

 

 
20 

Wel15 
Land at Fulling Mill 

Lane 
Green Belt N/A 14 

 

 
Wel15a 

 
Land at Fulling Mill 
Lane and south of 

Riverside 

 

 
Green Belt 

Impact on 
Heritage 

assets and 
highways 
issues. 

 

 
0 

Wel16 
Land at School 

Lane 
Green Belt N/A 65 

 

 
Wel17 

 

 
Land at White Hill 

 

 
Green Belt 

Site does 
not adjoin 

an   
excluded 

settlement 

 

 
0 

 
 
 

No site reference 

 

 
Low Welwyn 

Reservoir, north of 
Tudor Road 

 
 
 

Green Belt 

Site is 
below the 
site size 

and 
promoted 
capacity 
threshold 

 
 
 

0 

Total 331 
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Site Selection 2019: Stage 3 – Detailed Assessment 

 
14.4 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 14.2, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

 
14.5 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
14.6 Welwyn is considered to be a sustainable settlement, being a large village 

excluded (inset) from the Green Belt and offering a range of services and 

facilities, employment and good public transport. This settlement falls into the 

third tier of settlements in Policy SP3: Settlement Hierarchy demonstrating 

its relative sustainability merits following the two main towns as Welwyn 

Garden City and Hatfield. 

 
14.7 Given the importance of the Green Belt to the borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. It is therefore assumed within 

the Stage 3 Detailed Assessment that any additional sites that would result in 

‘high’ harm, or ‘very high’ harm to the Green Belt, as identified in the Stage 3 

Green Belt Study are not considered for allocation in the emerging Local Plan. 

 
14.8 For these reasons sites Wel14b and Wel16 are ruled out at Stage 3 as not 

being appropriate for allocation. Both sites fall within Parcel 8 within the Green 

Belt Study (Stage 3) that would result in ‘high’ harm to the Green Belt if 

released for development. The parcel is open and rural in character and 

release of these sites for development would lead to encroachment of the 

countryside. 
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14.9 The three sites identified in the Draft Local Plan 2016, as submitted, fall into 

lower harm parcels. HS19 (Wel4) falls within a ‘moderate – low’ parcel and is 

contained by residential development to the north and west and the A1 (M) to 

the east. HS18 (Wel11) falls within a ‘moderate’ parcel and is contained to the 

south east by the urban area of Welwyn and to the north by Danesbury Park 

Local Nature Reserve. Whilst HS20 (Wel3) falls within a ‘moderate – high’ 

parcel and is more open, it does include existing development and is located 

within a well-treed setting, thus the impact of development on this site HS20 

(Wel3) is less than for the adjoining sites (Wel14b and Wel16). Overall, Green 

Belt impact from developing these sites is generally more limited and the 

allocation of these sites continues to be supported. 

 
14.10  The sites Wel1, Wel2, Wel6 and Wel15 are adjoining and all fall within a 

‘moderate – high’ parcel (P7a). Release of these sites would lead to some 

encroachment of the countryside, however, the sites are relatively enclosed 

and do not contribute to purposes 1, 2 or 4 and the strength of the remaining 

Green Belt boundary is considered by the Green Belt Study (Stage 3) to be 

similar to the existing boundaries. 

 
14.11 The combination of these sites facilitates a coherent and comprehensive 

approach to master-planning the sites together and Wel1 and Wel2 are of 

sufficient scale to viably deliver a package of highway improvements, 

including a new two lane vehicular crossing of the River Mimram which would 

be necessary to deliver these sites in combination. Wel15 and Wel16 are not 

(on their own) of a sufficient scale to deliver the highway upgrades that are 

necessary to facilitate housing growth in this location and could not therefore 

come forward in isolation of Wel1 and Wel2. Sites Wel1 and Wel2 also 

present an opportunity to make additional parking provision for the local 

cemetery. Allocating these sites makes a significant contribution to meeting 

the borough’s housing requirement in one of the most sustainable larger 

villages and thus avoiding more damaging impact on the Green Belt 

elsewhere. The allocation of these sites is therefore supported. 

 
14.12 The capacity of the Draft Local Plan 2016 site HS20 (Wel3) is increased from 

7 to 9 dwellings, although the capacity could increase slightly if it is decided 

that the water pumping station can be re-located in the longer term. 

 
14.13 On this basis, and following the detailed Stage 3 assessment, there are four 

additional sites considered appropriate for allocation in addition to the three 

sites identified in the Local Plan 2016. These are shown by Table 14.3, which 

also lists those sites not considered suitable for allocation following the Stage 

3 assessment along with a brief description of the reasons for the conclusions 

reached. 
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Table 14.3: Result of the Stage 3 detailed assessment at Welwyn 

 
Draft 

Local Plan 
(Site Ref) 

HELAA 

2019 (Site 
Ref) 

 

Site Name 
Urban / 

Green Belt 

Notes Number of 
Dwellings 

 

N/A 

 

Wel1 
Land at 

Kimpton Road 

 

Green Belt 

 

N/A 

 

178 

 
N/A 

 
Wel2 

Land adjoining 
Welwyn 

Cemetery 

 
Green Belt 

 
N/A 

 
40 

 
HS20 

 
Wel3 

 
School Lane 

 
Green Belt 

Local Plan 2016 Site. 
Capacity increased 

to 9. 

 
9 

HS19 Wel4 Sandyhurst Green Belt Local Plan 2016 Site 30 

 

N/A 
 

Wel6 
Land at 

Kimpton Road 

 

Green Belt 
Only in combination 
with Wel1 and Wel2 

 

14 

HS18 Wel11 The Vineyards Green Belt Local Plan 2016 Site 30 

 
 
 

N/A 

 
 
 

Wel14b 

Linces Farm, 
land west of 

Wilshere Road 
and north of 
School Lane 

(site 3) 

 
 
 

Green Belt 

 
If allocated alongside 
Wel3 the Harm to the 

Green Belt 
outweighs the 

benefits of the site. 

 
 
 

0 

 
N/A 

 
Wel15 

Land at Fulling 
Mill Lane 

 
Green Belt 

Only in combination 
with Wel1 and Wel2 

 
14 

 
N/A 

 
Wel16 

Land at School 
Lane 

 
0 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 
0 

Total 315 

 
Stage 4 - Settlement Level Assessment 

 
14.14 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages/ Disadvantages , and 

• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries) 
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14.15 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. Similarly, 

consideration to impact on the Green Belt, such as demonstrating how Green 

Belt boundaries may need to be amended, also benefits from a settlement 

level analysis. 

 
Green Belt Matters 

 
14.16 Following the Stage 3 assessment, seven sites are proposed for allocation in 

the Local Plan at Welwyn. Three of these sites were included in the Local 

Plan 2016, as submitted, and four are additional. 

 
14.17 Consideration is needed for how the Green Belt boundary could be amended 

at Welwyn as a whole, to ensure, in accordance with national policy, that 

boundaries are defined clearly, using physical features that are readily 

recognisable and likely to be permanent. 

 
14.18 The site-by-site assessment (Stage 3) considers Green Belt impact in detail, 

including harm to Green Belt purposes and to the Green Belt as a whole, 

consideration to how releasing sites would relate to Green Belt boundaries 

and how the Calverton Test requirements (tests 4 and 5) are met. These 

detailed assessments are shown by Appendix A. 

 
14.19 Consideration for exceptional circumstances and the other Calverton Tests 

(tests 1 to 3) are discussed more in Section 6, as these apply more generally 

to the borough as a whole. 

 
14.20 As discussed, it is considered that Green Belt impacts can be reduced to the 

lowest reasonably practical extent by excluding sites for allocation that lead to 

‘high’ harm, by ensuring that the sites proposed for allocation at Welwyn lead 

to more limited impacts, mainly due to the contained nature of the sites and/ 

or the likelihood that Green Belt boundaries will remain similar in strength to 

the existing. 

 
14.21 A settlement map has been prepared to illustrate the proposed change to the 

Green Belt boundary as a result of the proposed sites for allocation. These 

are shown by Figure 14.1. 
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Key Infrastructure Issues 

 
14.22 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. The following sub- 

sections provide an up-to-date position on the same range of infrastructure 

issues so as to understand any key constraints or opportunities, which may 

support, or constrain, levels of growth or the timing of delivery. 

 
Secondary Schools 

 
14.23 Hertfordshire County Council (HCC) has updated its secondary school 

strategy in order to address the additional housing growth proposed in 2019. 

This updated strategy is set out in Section 10 relating to Welwyn Garden City, 

as the Welwyn area will rely mainly on secondary schools within Welwyn 

Garden City. 

 
Primary schools 

 
14.24 Primary school capacity in Welwyn is considered alongside that serving 

Woolmer Green and Oaklands/Mardley Heath. The total 2019 proposed 

growth across these settlements, including the 2016 figures, would equate to 

approximately 1.1FE. This would be addressed by a 1FE expansion of 

Welwyn St. Mary’s School, which has capacity to facilitate this expansion. 

Some additional capacity for this primary school planning area may also 

become available through the construction of a new 2FE primary school at 

Knebworth through the North Herts District Plan. 

 
Highways 

 
14.25 In terms of effect on the wider highway network and latest transport modelling, 

HCC as Highway Authority has not identified any severe impacts arising from 

the additional housing growth proposed at Welwyn. The Infrastructure 

Delivery Plan (IDP) schedule currently identifies local capacity improvements 

to the roundabouts and link roads around A1 (M) Junction 6 (including the 

Clock Roundabout) as recommended infrastructure to support growth. This 

would require joint working with Highways England. Construction of Highways 

England’s ‘smart motorway’ scheme to increase vehicle capacity on the A1 

(M) between Junctions 6 and 8 is due to start in 2020/2021. 
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Utilities 

 
14.26 There are no specific utilities infrastructure issues identified in association with 

increased growth at Welwyn. From a sewage treatment point of view, new 

development in Welwyn will drain to Rye Meads sewage works. A number of 

local authorities within the Rye Meads catchment are proposing significant 

housing growth. Based on current growth forecasts, Thames Water’s recent 

high level assessment indicates that from a final effluent stream point of view 

the sewage treatment works is expected to have capacity up to 2036 

 
Strategic Advantages/Disadvantages 

 
The majority of sites under consideration at Welwyn do not offer any strategic 

advantages or disadvantages. The sites Wel1, Wel2, Wel6 and Wel15 offer 

some potential to be master-planned as a single coherent site but could only 

come forward where a package of highway upgrades, including a two lane 

vehicular bridge over the River Mimram could be delivered. Only Wel1 and 

Wel2 are of sufficient scale to viably deliver this package, Wel15 and Wel6 

could only come forward in combination with Wel1 and Wel2. Sites Wel1 and 

Wel2, also provide an opportunity to improve parking provision at the 

neighbouring church. 

 
Green Belt Matters 

 
14.27 Following the Stage 3 assessment, seven sites are proposed for allocation in 

the Local Plan at Welwyn. Three of these sites were included in the Local 

Plan 2016, as submitted, and four are additional. 

 
14.28 Consideration is needed for how the Green Belt boundary could be amended 

at Welwyn as a whole, to ensure, in accordance with national policy, that 

boundaries are defined clearly, using physical features that are readily 

recognisable and likely to be permanent. 

 
14.29 The site-by-site assessment (Stage 3) considers Green Belt impact in detail, 

including harm to Green Belt purposes and to the Green Belt as a whole, 

consideration to how releasing sites would relate to Green Belt boundaries 

and how the Calverton Test requirements (tests 4 and 5) are met. These 

detailed assessments are shown by Appendix A. 

 
14.30 Consideration for exceptional circumstances and the other Calverton Tests 

(tests 1 to 3) are discussed more in Section 6, as these apply more generally 

to the borough as a whole. 
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14.31 As discussed, it is considered that Green Belt impacts can be reduced to the 

lowest reasonably practical extent by excluding sites for allocation that lead to 

‘high’ harm, by ensuring that the sites proposed for allocation at Welwyn lead 

to more limited impacts, mainly due to the contained nature of the sites and/ 

or the likelihood that Green Belt boundaries will remain similar in strength to 

the existing. 

 
14.32 A settlement map has been prepared to illustrate the proposed change to the 

Green Belt boundary as a result of the proposed sites for allocation. These 

are shown by Figure 14.1. 

 
Proportional Distribution 

 
14.33 The proportion of households located at Welwyn is 3.4% of the borough, 

when considered as a whole, and based on the 2011 Census data. The 

proportion of the proposed allocations in the Local Plan 2016 was 0.8%, thus 

demonstrating that the original local plan, as submitted, was proposing a level 

of growth below that necessary to achieve a proportional distribution. 

 
14.34 Where additional provision for housing is proposed within the emerging local 

plan, it is inevitable that the proportion of the distribution by settlement area 

will change. This is partly because the opportunities for finding additional sites 

at the two main towns is not unlimited, and most of the development 

opportunities at these two locations (Welwyn Garden City and Hatfield) will 

already have been utilised in the Draft Local Plan, as submitted, and because 

the next most sustainable locations for development will be at the large 

excluded (inset) villages, such as Welwyn. 

 
14.35 For the reasons set out above, it is inevitable that the proportion of growth at 

Welwyn is increased by proposing additional development sites at these 

settlements. As a result of the sites proposed in this paper, the proportion 

goes up to 2.6%, which remains below a level necessary to achieve 

proportional distribution across the borough as a whole. 

 
14.36 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 2.5. 
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Conclusions 

 
14.37 The site selection process has tested 11 additional sites, or site options, in 

addition to re-appraising those sites proposed in the Draft Local Plan 2016. 

This work has resulted in four additional sites being proposed for allocation at 

Welwyn in addition to the three already proposed in the Draft Local Plan 2016. 

The number of dwellings to be delivered at the Draft Local Plan 2016 site 

HS20 (Wel3) is increased from 7 to 9, although the capacity could increase 

slightly if it is decided the water pumping station can be re-located in the 

longer term. 

 
14.38 Consideration has been given to minimising harm to the Green Belt, to ensure 

the proposed change to Green Belt boundaries are robust and defensible and 

that the level of development is sustainable. Welwyn is one of the most 

sustainable settlements within the borough and is classified as a ‘large 

excluded village’ sitting below the borough’s two main towns in Policy SP3: 

Settlement Hierarchy. 

 
14.39 The additional sites offer the potential to be master-planned together and 

contribute to highway improvements, a new two lane vehicular bridge over the 

River Mimram and creating additional parking at the local cemetery. 

 
14.40 Proportionally, the increased level of growth proposed still remains below a 

level necessary to achieve a proportional distribution across the Borough as 

whole (2.6 % vs. 3.4 %). Overall, the allocations are considered to be justified, 

help to contribute towards the borough’s housing requirement in a sustainable 

location and help to minimise higher levels of harm to the Green Belt if more 

development was necessary elsewhere. 

 
14.41 Table 14.4 lists those sites recommended for allocation in the Local Plan at 

Welwyn. 
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Table 14.4: Sites proposed for allocation in the emerging Local Plan at Welwyn 

as updated in 2019 

 
Draft 

Local Plan 
(Site Ref) 

HELAA 

2019 (Site 
Ref) 

 

Site Name 
Urban / 

Green Belt 

Notes Number of 
Dwellings 

N/A Wel1 
Land at 

Kimpton Road 
Green Belt 

Considered for 
allocation 

178 

 

N/A 
 

Wel2 
Land adjoining 

Welwyn 
Cemetery 

 

Green Belt 
Considered for 

allocation 

 

40 

HS20 Wel3 School Lane Green Belt 
Local Plan 2016 Site. 

Update to capacity 
9 

HS19 Wel4 Sandyhurst Green Belt Local Plan 2016 Site 30 

N/A Wel6 
Land at 

Kimpton Road 
Green Belt 

Considered for 
allocation 

14 

HS18 Wel11 The Vineyards Green Belt Local Plan 2016 Site 30 

N/A Wel15 
Land at Fulling 

Mill Lane 
Green Belt 

Considered for 
allocation 

14 

Total 315 

 

14.42 A settlement map has been prepared to illustrate all the above sites along 

with the proposed change to the Green Belt boundary as a result of the 

proposed sites for allocation. These are shown by Figure 14.1. 

 
14.43 A map of Welwyn has been prepared to illustrate the sites considered for 

potential allocation at this settlement. This can be found at Appendix B. 
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Figure 14.1: Proposed change to Green Belt boundary at Welwyn to inform the emerging WHBC Local Plan as updated in 2019 
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15. Lemsford 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

 
15.1 There were no sites proposed for allocation in the Draft Local Plan 2016 for 

this settlement. 

 
Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
15.2 The 2019 site selection process considered four additional sites, or site 

options. Two of the additional sites failed the HELAA stages (Stages 1 and 2) 

and two additional sites were found to be suitable, available and achievable 

and therefore progressed to the Stage 3 assessment. These are shown by 

Table 15.1 that also lists those sites that failed the HELAA stage with a brief 

explanation for why they were found to be unsuitable. 

 
Table 15.1: Results of Stages 1 and 2 (HELAA 2019) of the site selection 

process at Lemsford. 

 
HELAA 2019 

(Site Ref) 
Site Name 

Urban / 
Green Belt 

Reason for 
Exclusion 

Number of 
Dwellings 

StL5 
Land at Lemsford 

Archery Club 
Green Belt Heritage issues 0 

 
StL5a 

Land at Lemsford 
Archery Club and 

adjoining land 

 
Green Belt 

 
Heritage issues 

 
0 

StL13 
Land at Roebuck 

Farm 
Green Belt N/A 27 

StL16 
Land adjacent 

Lemsford School 
Green Belt N/A 14 

Total 41 

 

15.3 There were no sites proposed at Lemsford for employment uses and this 

matter is not considered further. 

 
Site Selection 2019 Stage 3 – Detailed Assessment 

 
15.4 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 15.1, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

Page 156



122  

 

 

 

 

15.5 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
15.6 Lemsford was classified in Policy SP3: Settlement Hierarchy, as originally 

drafted, as a ‘Green Belt Village’ that is washed-over by the Green Belt with 

limited local facilities and services and where scope for development is 

considered to be more limited if compatible with the Green Belt. 

 
15.7 The proposed modification to Policy SP3 would move Lemsford into the 

‘Small excluded villages and settlements’ category, which would be excluded 

(inset) from the Green Belt and where there may be a focus for limited new 

development where this is compatible with the scale and character of the 

village. 

 
15.8 Given the importance of the Green Belt to the borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. It is therefore assumed within 

the Stage 3 Detailed Assessment that any additional sites that would result in 

‘high’ harm, or ‘very high’ harm to the Green Belt, as identified in the Stage 3 

Green Belt Study would not be appropriate for allocation. 

 
15.9 Two sites have been considered at Lemsford, StL13 and StL16. Site StL13 

falls within a parcel that would lead to ‘moderate’ harm to the Green Belt, if 

developed, according to the Green Belt Study (Stage 3) with limited overall 

impact. Site StL16, falls within a ‘high’ harm parcel. 

 
15.10 It is considered that if StL13 were to be allocated, the scale of development 

would be compatible with the scale and character of the village. 

 
15.11 However, development of StL16 would expand the village of Lemsford to the 

west and weaken the sense of separation between Lemsford and 

Stanborough thus compromising the relationship between Welwyn Garden 

City and its rural surroundings. 

 
15.12 The release of both StL13 and StL16 would involve a larger parcel of land 

being inset from the Green Belt at Lemsford that would extend development 

beyond the current limit north of Lemsford Village Lane and enclose the 

current openness between the village and St Johns Primary School. 
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15.13 On this basis, and following the detailed Stage 3 assessment, one of the two 

shortlisted sites is considered appropriate for allocation. This is shown by 

Table 15.2, which also lists those sites not considered for allocation following 

the Stage 3 assessment along with a brief description of the reasons for the 

conclusions reached. 

 
Table 15.2: Stage 3 Detailed Assessment at Lemsford. 

 
HELAA 

2019 
(Site Ref) 

 

Site Name 
Urban / 

Green Belt 

Notes Number of 
Dwellings 

 

StL13 
 

Land at Roebuck Farm 
 

Green Belt 
Considered for 

allocation 

 

27 

 
StL16 

Land adjacent Lemsford 
School 

 
Green Belt 

Harm to the Green Belt 
outweighs the benefits 

of the site. 

 
0 

Total 27 

 
Stage 4 - Settlement Level Assessment 

 
15.14 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages/ Disadvantages, and 

• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries) 

 
15.15 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. Similarly, 

consideration to impact on the Green Belt, such as demonstrating how Green 

Belt boundaries may need to be amended, also benefits from a settlement 

level analysis. 
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Key Infrastructure Issues 

 
15.16 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. The following sub- 

sections provide an up-to-date position on the same range of infrastructure 

issues so as to understand any key constraints or opportunities, which may 

support, or constrain, levels of growth or the timing of delivery. 

 
Secondary Schools 

 
15.17 No new housing allocations were proposed in Lemsford in the Draft Local 

Plan 2016. In 2019, a single site with estimated capacity of 27 dwellings is 

proposed. This equates to less than 0.1FE. These numbers can be 

accommodated either at existing secondary schools in Welwyn Garden City, 

or at the proposed new secondary school at North-west Hatfield SDS5 (Hat1). 

 
Primary schools 

 
15.18 The additional need for places, which is of less than 0.1FE, can be 

accommodated at existing primary schools; the closest being St. John’s C of 

E Primary, which is within 500m of the proposed housing site. 

 
Highways 

 
15.19 At the proposed level of development, 27 dwellings, there are no significant 

highway infrastructure issues associated with this allocation. 

 
Utilities 

 
15.20 At the proposed level of development, 27 dwellings, there are no significant 

utility infrastructure issues associated with this allocation. 

 
Strategic Advantages/Disadvantages 

 
15.21 There are no strategic advantages or disadvantages associated with any of 

the sites considered. 

 
Green Belt Matters 

 
15.22 Following the Stage 3 assessment, one site is proposed for allocation in the 

Local Plan at Lemsford. No sites were included in the Local Plan 2016, as 

submitted. 
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15.23 Consideration is needed for how the Green Belt boundary could be amended 

at Lemsford, to ensure, in accordance with national policy, that boundaries 

are defined clearly, using physical features that are readily recognisable and 

likely to be permanent2. 

 
15.24 The site-by-site assessment (Stage 3) considers Green Belt impact in detail, 

including harm to Green Belt purposes and to the Green Belt as a whole, 

consideration to how releasing sites would relate to Green Belt boundaries 

and how the Calverton Test requirements (tests 4 and 5) are met. These 

detailed assessments are shown by Appendix A. 

 
15.25 Consideration for exceptional circumstances and the other Calverton Tests 

(tests 1 to 3) are discussed more in Section 6, as these apply more generally 

to the borough as a whole. 

 
15.26 As discussed, the site under consideration that falls within the ‘high’ harm 

category (StL16) is not proposed for allocation. The site StL13 is proposed for 

allocation, this site falls within a ‘moderate’ harm category and is considered 

to lead to limited overall impact. It is considered that impact on the Green Belt 

is reduced to the lowest reasonably practical extent by excluding sites that 

would lead to most harm, and by ensuring the separation between 

Stanborough and Lemsford remains open, and by ensuring that master- 

planning and new planting creates robust and defensible boundaries to the 

south of the site. It is considered that the provision of a landscape belt to the 

south of the site would help to minimise harm to the openness of the Green 

Belt. It is also proposed that the developable area is reduced to take account 

of the close proximity of the adjacent Grade II listed building and allow views 

from the Old Cottage towards the river. 

 
15.27 A settlement map has been prepared to illustrate the proposed change to the 

Green Belt boundary as a result of the proposed sites for allocation. These 

are shown by Figure 15.1. 

 
Proportional Distribution 

 
15.28 The proportion of households located at Lemsford is 0.2% of the borough, 

when considered as a whole, and based on the 2011 Census data. There 

were no proposed allocations in the Local Plan 2016, i.e. 0%, thus the original 

draft local plan, as submitted, was proposing a level of growth below that 

necessary to achieve a proportional distribution. 
 
 
 
 

2 Paragraph 139(f) NPPF 2019. 
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15.29 Where additional provision for housing is proposed within the emerging local 

plan, it is inevitable that the proportion of the distribution by settlement area 

will change. This is partly because the opportunities for finding additional sites 

at the two main towns is not unlimited, and most of the development 

opportunities at these two locations (Welwyn Garden City and Hatfield) will 

already have been utilised in the original local plan, as submitted. Whilst the 

next most sustainable locations for development across the borough will be at 

the large excluded (inset) villages, it is also necessary to consider some 

development at the smaller settlements 

 
15.30 For the reasons set out above, it is necessary to consider some growth at 

Lemsford, and so the proportion of growth increases. As a result of the sites 

proposed in this paper, the proportion goes up to 0.2% at Lemsford. 

 
15.31 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 25. 

 
Conclusions 

 
15.32 The site selection process has tested four additional sites at Lemsford. This 

work has resulted in one site being proposed for allocation. 

 
15.33 It is proposed that Lemsford is excluded (inset) from the Green Belt and 

Policy SP3: Settlement Hierarchy is updated to reflect the new category for 

this settlement. It is considered that the level of development proposed is 

compatible with the scale and character of the village. Lemsford is located 

close to Welwyn Garden City and is therefore accessible to a wide range of 

services and facilities in close proximity. 

 
15.34 Overall, it is considered that impact to the Green Belt is reduced to lowest 

reasonable practical extent. It is therefore considered that on balance, and 

following the detailed assessment, that allocation of the site proposed is 

justified. 

 
15.35 Table 15.3 lists those sites recommended for allocation in the Local Plan at 

Lemsford. 

 
15.36 A map of Lemsford has been prepared to illustrate the sites proposed for 

allocation, along with those found to be unsuitable. This can be found at 

Appendix B. 
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Table 15.3: Sites proposed for allocation in the emerging Local Plan at 

Lemsford as updated in 2019. 

 
HELAA 

2019 
(Site Ref) 

 

Site Name 
Urban / 

Green Belt 

Notes Number of 
Dwellings 

 
StL13 

 
Land at Roebuck Farm 

 
Green Belt 

Considered for 
allocation 

 
27 

Total 27 
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Figure 15.1: Proposed change to Green Belt boundary at Lemsford to inform the emerging WHBC Local Plan as 

updated in 2019. 
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16. Stanborough 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

16.1 There were no sites proposed for allocation in the Draft Local Plan 2016 for 

Stanborough. 

 
Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
16.2 The 2019 site selection process considered 5 additional sites. One of the 

additional sites failed the HELAA stages 1 and four additional sites were 

found to be suitable, available and achievable and therefore progressed to the 

Stage 3 assessment. These are shown by Table 16.1 that also lists those 

sites that failed the HELAA stage with a brief explanation for why they were 

found to be unsuitable. 

 
Table 16.1: Results of Stages 1 and 2 (HELAA 2019) of the site selection 

process at Stanborough 

 
HELAA 2019 

(Site Ref) 
Site Name 

Urban / 
Green Belt 

Reason for Exclusion Number of 
Dwellings 

 
StL1 

Land to the 
north of New 

Road 

 
Green Belt 

 
N/A 

 
90 

 
 

StL2 

 

North of 
Oldings 
Corner 

 
 

Green Belt 

Site does not lie within 
or adjoin a settlement 
identified in the LUC 
GB Study 3. Neither 

does it adjoin an 
excluded settlement. 

 
 

0 

 
StL3 

Land at and 
adjacent The 

Holding 

 
Green Belt 

 
N/A 

 
396 

 
StL15 

Land to the 
east of Great 
North Road 

 
Green Belt 

 
N/A 

 
8 

GTLAA10 
(StL17) 

Land at 
Great North 

Road 

 
Green Belt 

 
N/A 

 
5 pitches 

Total 494 dwellings + 
5 pitches 

 
16.3 There were no sites proposed at Stanborough for employment uses and this 

matter is not considered further. 

Page 164



130  

 

 
 

Site Selection 2019 Stage 3 – Detailed Assessment 

 
16.4 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 16.1, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

 
16.5 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
16.6 Stanborough was classified within the ‘Small Green Belt Villages’ category 

where the community looks towards larger settlements for services and 

facilities. 

 
16.7 A proposed modification to Policy SP3 would move Stanborough and 

Lemsford into the ‘Small excluded villages and settlements’ category, which 

would be excluded (inset) from the Green Belt and where there may be a 

focus for limited new development where this is compatible with the scale and 

character of the village. 

 
16.8 Given the importance of the Green Belt to the borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. It is therefore assumed within 

the Stage 3 Detailed Assessment that any additional sites that would result in 

‘high’ harm, or ‘very high’ harm to the Green Belt, as identified in the Stage 3 

Green Belt Study would not be appropriate for allocation. 

 
16.9 One site proposed at Stanborough, StL3, if developed, would lead to ‘very 

high harm’ to the Green Belt. This is a relatively large site that would 

significantly extend built development into the open countryside and lead to 

harm to the separation between Hatfield and Stanborough. This site is not 

considered appropriate for allocation. 

 
16.10 Three other sites have been considered at Stanborough. Two of these are 

relatively small sites that are also very contained, between existing built 

development and/ or highways, and the A1 (M). These sites (StL15 and StL17 

– GTLAA10) fall within ‘low’ harm parcels in the Green Belt Study (Stage 3). 

Given the contained nature of these sites and the very limited impact on the 

Green Belt associated with their development, these sites are considered 

appropriate for allocation. 
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16.11 The other site considered, StL1, is located to the north of the settlement of 

Stanborough and has existing built development on three sides. It falls within 

a parcel that would lead to ‘moderate’ harm to the Green Belt in the Green 

Belt Study (Stage 3), but given its containment, the development of this site 

would have very little impact on the wider Green Belt. Even though 

Stanborough falls in a small village category, it is located close to services 

and facilities in Welwyn Garden City and scores relatively well in the 

Sustainability Appraisal. On balance, it is considered appropriate for this site 

to be allocated. 

 
16.12 On this basis, and following the detailed Stage 3 assessment, three of the four 

shortlisted sites are considered appropriate for allocation. These are shown 

by Table 16.2. 

 
Table 16.2: Stage 3 Detailed Assessment at Stanborough 

 
 

HELAA 
2019 

(Site Ref) 

 

Site Name 
Urban / 

Green Belt 

 

Notes 
 

Number of Dwellings 

StL1 
Land to the north of 
New Road 

Green Belt 
Considered for 

allocation 
90 

 
StL3 

Land at and adjacent 
The Holding 

 
Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 
0 

StL15 
Land to the east of 
Great North Road 

Green Belt 
Considered for 

allocation 
8 

StL17 
Land at Great North 
Road 

Green Belt 
Considered for 

allocation 
5 

 
Total 

98 dwellings + 5 
pitches 
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Stage 4 - Settlement Level Assessment 

 
16.13 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages/ Disadvantages, and 

• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries) 

 
16.14 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. Similarly, 

consideration to impact on the Green Belt, such as demonstrating how Green 

Belt boundaries may need to be amended, also benefits from a settlement 

level analysis. 

 

 
Key Infrastructure Issues 

 
16.15 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. The following sub- 

sections provide an up-to-date position on the same range of infrastructure 

issues so as to understand any key constraints or opportunities, which may 

support, or constrain, levels of growth or the timing of delivery. 

 
Secondary Schools 

 
16.16 No new housing allocations were proposed in Stanborough in the Draft Local 

Plan 2016. In 2019, sites with a total capacity of 103 homes are proposed. 

This equates to 0.2FE. These numbers can be accommodated either at 

existing secondary schools in Welwyn Garden City, or at the proposed new 

secondary school at North-west Hatfield SDS5 (Hat1). 

 
16.17 HCC notes in particular that 1FE of further capacity at Stanborough School 

would become available to meet the needs of Welwyn Garden City, and 

potentially Stanborough, once the proposed new 8-10FE secondary school at 

North-west Hatfield (Hat1) becomes available. 
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Primary schools 

 
16.18 The additional 0.2FE demand for primary school places, arising from 

developments at Stanborough, would be accommodated in existing primary 

schools in Welwyn Garden City or Lemsford, or potentially in the new primary 

provision proposed at North-west Hatfield SDS5 (Hat1). The latter provision is 

likely to be within 1km of the Stanborough housing sites. 

 
Highways 

 
16.19 The additional housing development at Stanborough will not contribute 

substantially to overall levels of traffic on the highway network, however there 

will be local impacts particularly on the B653/A6129 Stanborough 

roundabouts either side of the A1 (M) and adjoining roads. Specific capacity 

improvements are proposed for these roundabouts, and are listed in the 

Infrastructure Delivery Schedule at Appendix 1 of the Infrastructure Delivery 

Plan (IDP). 

 
Utilities 

 
16.20 There are no specific utility infrastructure issues associated with these 

proposed housing allocations. 

 
Strategic Advantages/Disadvantages 

 
16.21 There are no strategic advantages or disadvantages associated with any of 

the sites proposed although the site StL1 offers potential to include a small 

shop. This may offer a local benefit, but is not in itself significant enough to 

affect the conclusion for whether the site is considered appropriate, or not, for 

allocation. 

 
Green Belt Matters 

 
16.22 Following the Stage 3 assessment, five sites are proposed for allocation in the 

Local Plan at Stanborough. No sites were included in the Local Plan 2016, as 

submitted, and so all three sites which are additional. 

 
16.23 Consideration is needed for how the Green Belt boundary could be amended 

at Stanborough, to ensure, in accordance with national policy, that boundaries 

are defined clearly, using physical features that are readily recognisable and 

likely to be permanent3. 
 

 
3 Paragraph 139(f) NPPF 2019. 

Page 168



134  

 

 
 

16.24 The site-by-site assessment (Stage 3) considers Green Belt impact in detail, 

including harm to Green Belt purposes and to the Green Belt as a whole, 

consideration to how releasing sites would relate to Green Belt boundaries 

and how the Calverton Test requirements (tests 4 and 5) are met. These 

detailed assessments are shown by Appendix A. 

 
16.25 Consideration for exceptional circumstances and the other Calverton Tests 

(tests 1 to 3) are discussed more in Section 6, as these apply more generally 

to the borough as a whole. 

 
16.26 The sites proposed for allocation fall into ‘moderate’ or ‘low’ harm parcels and 

are considered to have limited impacts on the Green Belt. The sites, StL15 

and 17 are contained by existing development and the A1 (M) and the site, 

StL1, is enclosed by existing development on three sides. It is important that 

the impact of development at StL1 is minimised to the lowest reasonably 

practical extent by ensuring that master-planning and new planting, by 

strengthening the existing hedgerows, creates a robust and defensible 

boundary to the north of the site. 

 
16.27 A settlement map has been prepared to illustrate the proposed change to the 

Green Belt boundary as a result of the proposed sites for allocation. These 

are shown by Figure 16.1. 

 

 
Proportional Distribution 

 
16.28 The proportion of households located at Stanborough is 0.3% based on the 

2011 Census data. There were no proposed allocations in the Local Plan 

2016, i.e. 0%, thus the original draft local plan, as submitted, was proposing a 

level of growth below that necessary to achieve a proportional distribution. 

 
16.29 Where additional provision for housing is proposed within the emerging local 

plan, it is inevitable that the proportion of the distribution by settlement area 

will change. This is partly because the opportunities for finding additional sites 

at the two main towns is not unlimited, and most of the development 

opportunities at these two locations (Welwyn Garden City and Hatfield) will 

already have been utilised in the original local plan, as submitted. Whilst the 

next most sustainable locations for development across the borough will be at 

the large excluded (inset) villages, it is also necessary to consider some 

development at the smaller settlements 

 
16.30 For the reasons set out above, it is necessary to consider some growth at 

Stanborough, and so the proportion of growth increases. As a result of the 

sites proposed in this paper, the proportion goes up to 0.9% at Stanborough. 
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16.31 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 25. 

 
Conclusions 

 
16.32 The site selection process has tested five additional sites at Stanborough. 

This work has resulted in three additional sites being proposed for allocation 

at Stanborough. 

 
16.33 It is proposed that Stanborough is excluded (inset) from the Green Belt and 

Policy SP3: Settlement Hierarchy is updated to reflect the new category for 

this settlements. It is considered that the level of development proposed is 

compatible with the scale and character of the villages. Stanborough is 

located within walking/cycling distance of a number of services, and 

accessible to facilities in the south-west of Welwyn Garden City. Whilst 

Stanborough has no facilities within its boundary it is still considered that 

development in this will accord to the spatial vision of delivering a sustainable 

pattern of development. 

 
16.34 Table 16.3 lists those sites recommended for allocation in the Local Plan at 

Stanborough and Lemsford. 

 
16.35 A map of Stanborough has been prepared to illustrate the sites proposed for 

allocation, along with those found to be unsuitable. This can be found at 

Appendix B 

 
Table 16.3: Sites proposed for allocation in the emerging Local Plan at 

Stanborough as updated in 2019 

 
HELAA 

2019 
(Site Ref) 

 

Site Name 
Urban / 

Green Belt 

 

Notes 
Number of 
Dwellings 

StL1 
Land to the north of 

New Road 
Green Belt 

Considered for 
allocation 

90 

StL15 
Land to the east of 
Great North Road 

Green Belt 
Considered for 

allocation 
8 

 

StL17 
Land at Great North 

Road 

 

Green Belt 
Considered for 

allocation 
5 pitches 

 
Total 

98 dwellings + 5 
pitches 
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Figure 16.1: Proposed change to Green Belt boundary at Stanborough to inform the emerging WHBC Local Plan as updated in 

2019 
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17. Welham Green 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

 
17.1 There were two sites proposed for allocation in the Draft Local Plan 2016 for 

this settlement. These are listed in Table 17.1 that also identifies whether the 

sites are located within an urban or Green Belt location. 

 
Table 17.1: Sites proposed for allocation in the Draft Local Plan 2016 at 

Welham Green 
 

Draft 
Local Plan 

2016 

(Site Ref) 

HELAA 
2019 

(Site Ref) 

 

Site Name 

 
Urban / Green 

Belt 

 

Number of Dwellings 

 
HS35 

 
GTLAA01 

Foxes Lane, Dixons 
Hill Road 

 
Green Belt 

 
12 pitches 

 

SDS7 

 

WeG4b 

 

Marshmoor 

 

Green Belt 

Approximately 40,500sqm 
of Class B1 employment 

floorspace; and around 80 
dwellings 

 

Total 
80 dwellings 

+ 12 pitches 

 

Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
17.2 The 2019 site selection process considered 11 additional sites, or site options, 

along with the original Draft Local Plan sites listed in Table 17.1. Two of the 

additional sites failed the HELAA stages (Stages 1 and 2) and one site was 

withdrawn; eight additional sites were found to be suitable, available and 

achievable and therefore progressed to the Stage 3 assessment. These are 

shown by Table 17.2 that also lists those sites that failed the HELAA stage 

with a brief explanation for why they were found to be unsuitable. 
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Table 17.2: Results of Stages 1 and 2 of the Site Selection process (HELAA 

2019) at Welham Green 
 

HELAA 
2019 

(Site Ref) 

 

Site Name 
Urban / 

Green Belt 

Reason for 
Exclusion 

Number of 
Dwellings 

WeG1 
Units 1-3, 51 Welham 
Manor 

Green Belt N/A 16 

WeG3 Land at Welham Manor Green Belt N/A 45* 

WeG3a 
Land at Welham Manor 
and west of Station Road 

Green Belt N/A 68* 

WeG6 Skimpans Farm Green Belt N/A 73 

WeG10 Land at Dixons Hill Road Green Belt N/A 120 

 
WeG11 

 
Land at Marshmoor Lane 

 
Green Belt 

Highways issues, 
noise and surface 

water flooding. 

 
0 

WeG12 
Land north of Pooleys 
Lane 

Green Belt N/A 83 

WeG15 Land at Potterells Farm Green Belt N/A 140 

WeG17 
Land south of Dixons Hill 
Road 

Green Belt N/A 
1 or 2fe Primary 

School 

WeG19 Cravenia Green Belt Site withdrawn 0 

WeG20 
St Mary's Primary School, 
91 Dellsome Lane 

Green Belt Site not available 0 

Total 500 

*Where scenarios apply, only one capacity figure is included (in this case, the highest), in the 
total to avoid double counting. 

 

17.3 One site is proposed at Welham Green for mixed-use development (WeG4b) 

that includes over 40,500sqm additional employment space, which was 

proposed for allocation in the original Draft Local Plan, as submitted (Table 

17.1). 

 
Site Selection 2019: Stage 3 – Detailed Assessment 

 
17.4 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 17.2, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 
 
 

 

Page 173



139  

17.5 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
17.6 Welham Green is considered to be a sustainable settlement, being a large 

village excluded (inset) from the Green Belt and offering a range of services 

and facilities, employment and good public transport connectivity, including a 

railway station. This settlement falls into the third tier of settlements in Policy 

SP3: Settlement Hierarchy demonstrating its relative sustainability merits 

following the two main towns at Welwyn Garden City and Hatfield. 

 
17.7 Given the importance of the Green Belt to the borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. It is therefore assumed within 

the Stage 3 Detailed Assessment that any additional sites that would result in 

‘high’ harm, or ‘very high’ harm to the Green Belt, as identified in the Stage 3 

Green Belt Study would not be appropriate for allocation. 

 
17.8 At Welham Green, there is only one additional site being considered that falls 

into a ‘high’ harm parcel in Green Belt terms, which is site WeG17 that is 

being proposed for a new primary school. Even though it is stated above that 

additional ‘high’ harm sites would generally not be considered appropriate for 

development, consideration is also needed on a site-by-site basis. 

 
17.9 In the case of WeG17, this site is being proposed for a new primary school, 

which would include areas of open space, games courts, playing pitches and 

habitat areas, with the school buildings being located towards the frontage 

with Dixons Hill Road. Therefore, a new primary school would have less 

impact than a site being proposed for residential development. It is also the 

case that the adjoining parcels of land have lower harm ratings, WeG10, 

which is located opposite WeG17, falls within a ‘moderate’ harm parcel and 

WeG15 falls within a ‘Moderate – high’ rated parcel as identified by the Green 

Belt Study (Stage 3). Furthermore, site WeG17 falls within a larger parcel 

considered in the Green Belt Study (Stage 3) and is rated as having ‘high’ 

harm for the whole parcel. 

 
17.10 For these reasons, it is considered that releasing WeG17, which would not 

extend the edge of Welham Green any further west than WeG10, and 

especially as the development of the site for a primary school would lead to 

less impact than for residential development and because much of the site will 

remain open, that on balance, it is considered suitable for allocation as a 

primary school. 
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17.11 The majority of the remaining sites being considered at Welham Green lead to 

‘low’, ‘moderate – low’ or ‘moderate’ harm to the Green Belt as identified in 

the Green Belt Study (Stage 3). This applies to SDS7 (WeG4b), WeG6, 

WeG10, WeG12 and HS35 (GTLAA01). The majority of these sites are 

reasonably contained and development of these sites would lead to robust 

and defensible Green Belt boundaries. WeG10 is more open, but it is 

considered that its release for development would still have relatively limited 

impact on the integrity of the wider Green Belt. 

 
17.12 The two sites proposed in the Local Plan 2016 SDS7 (WeG4b) and HS35 

(GTLAA01) would lead to ‘moderate – low’ harm to the Green Belt. They are 

largely enclosed sites that would lead to little impact on the integrity of the 

wider Green Belt. Site WeG4b consists partly of previously developed land 

and is completely enclosed by the A1000. These sites continue to be 

considered appropriate for allocation. 

 
17.13 Related to the lower levels of harm associated with the promoted 

development sites around Welham Green is the fact that releasing these sites 

for development also has relatively little impact on separation between 

settlements, partly due to the geographic location of Welham Green in the 

borough, and the enclosed nature of some of the sites. For example, WeG6 is 

enclosed by the railway line to the east, existing residential development to 

the north and west and woodland to the south. The sites to the east of the 

railway, especially WeG4b, is contained by the A1000. 

 
17.14 The sites WeG1, WeG3 or WeG3a and WeG15 are adjoining. Whilst they 

have been assessed individually, consideration should also be given for the 

opportunities of master-planning these sites in a comprehensive way. In 

Green Belt terms, release of WeG1 would lead to ‘low’ harm to the Green Belt 

and for WeG3 or WeG3a the impact would be ‘moderate’. The impact of 

releasing WeG15 is considered to be ‘moderate – high’. However, if WeG15 is 

released, then clearly WeG1, and WeG3 or WeG3a would be entirely 

enclosed and the impact of releasing those from a Green Belt perspective 

would be negligible. 

 
17.15 Further, should WeG3a be allocated (over WeG3), the primary vehicular 

access could be taken from Station Road, rather than from Welham Manor, 

where the restricted nature of the highway limits the potential dwelling 

capacity for site WeG3. In the case of site WeG3a, access from Welham 

Manor could be limited to pedestrian/cyclist access and emergency services 

vehicular access only. The allocation of WeG3a would also facilitate a small 

uplift in capacity for WeG1, from 10 in the 2016 HELAA to 16 dwellings in 

2019. 
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17.16 WeG15 is a more open site and its development would lead to encroachment 

of the countryside, even though there would be opportunities to create robust 

and defensible boundaries through effective master-planning and new 

planting. On balance, it is considered that the opportunities for supporting the 

delivery of a sustainable urban extension at a sustainable location, consistent 

with the Settlement Hierarchy, outweighs the potential harm to the Green Belt, 

especially as the harm falls below the ‘high’ rating, that robust boundaries can 

be created and that the impact on separation between settlements is relatively 

low. 

 
17.17 On this basis, and following the detailed Stage 3 assessment, all of the 

shortlisted sites, both Local Plan 2016 and the additional sites, are considered 

appropriate for allocation. These are shown by Table 17.3. 

 
Table 17.3: Result of the Stage 3 detailed assessment at Welham Green 

 

Draft Local 
Plan 

(Site Ref) 

HELAA 
2019 

(Site Ref) 

 

Site Name 
Urban / 

Green Belt 

 

Notes 
Number of 
Dwellings 

HS35 GTLAA01 
Foxes Lane, 

Dixons Hill Road 
Green Belt 

Local Plan 
2016 Site 

12 pitches 

N/A WeG1 
Units 1-3, 51 

Welham Manor 
Green Belt N/A 16 

 
N/A 

 
WeG3 

Land at Welham 
Manor 

 
Green Belt 

A smaller 
scenario to 

WeG3a 

 
0 

 

N/A 
 

WeG3a 
Land at Welham 
Manor and west 
of Station Road 

 

Green Belt 
 

N/A 
 

68 

 
 

SDS7 

 
 

WeG4b 

 
 

Marshmoor 

 
 

Green Belt 

 

 
Local Plan 
2016 Site 

Approximately 
40,500sqm of 

Class B1 
employment 

floorspace; and 
around 80 
dwellings 

N/A WeG6 Skimpans Farm Green Belt N/A 73 

N/A WeG10 
Land at Dixons 

Hill Road 
Green Belt N/A 120 

N/A WeG12 
Land north of 
Pooleys Lane 

Green Belt N/A 83 

N/A WeG15 
Land at Potterells 

Farm 
Green Belt N/A 140 

N/A WeG17 
Land south of 

Dixons Hill Road 
Green Belt N/A 

1 – 2FE Primary 
School 

Total 592 
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Stage 4 - Settlement Level Assessment 

 
17.18 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages/ Disadvantages, and 

• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries) 

 
17.19 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. Similarly, 

consideration to impact on the Green Belt, such as demonstrating how Green 

Belt boundaries may need to be amended, also benefits from a settlement 

level analysis. 

 
Key Infrastructure Issues 

 
17.20 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. The following sub- 

sections provide an up-to-date position on the same range of infrastructure 

issues so as to understand any key constraints or opportunities, which may 

support, or constrain, levels of growth or the timing of delivery. 

 
Secondary Schools 

 
17.21 The secondary school strategy employed by Hertfordshire County Council 

(HCC) is to consider the total growth in demand for places arising from 

developments to the south of Hatfield, including Welham Green, Brookmans 

Park, Little Heath and Cuffley. Existing secondary schools serving this area 

include Chancellors at Brookmans Park as well as schools in Potters Bar and 

Broxbourne Borough. 
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17.22 The demand for secondary school places arising from the housing growth 

across the Borough in the Draft Local Plan 2016 could be satisfactorily 

accommodated through providing two new secondary schools and limited 

expansion at certain existing secondary schools. The new school sites were 

at Birchall Garden Suburb in East Herts (EWEL1) and at North-west Hatfield 

(SDS5 (Hat1)). These schools were sized at 6-8FE and 8-10FE respectively. 

 
17.23 In 2019, with additional housing sites being added, HCC has assessed that to 

accommodate the additional demand arising from the southern villages (about 

3.7FE in total) together with additional growth in the Welwyn Garden City and 

Hatfield areas, a third new secondary school at 6-8FE will be required, 

preferably in the south Hatfield area. The preferred location for this school is 

at the HCC-owned site of New Barnfield, Travellers Lane, Hatfield. 

 
17.24 A Statement of Common Ground exists between the Council and HCC, in 

which HCC commits to making the New Barnfield site available for a new 

secondary school subject to certain caveats. The site is currently allocated as 

a waste site in HCC’s adopted Waste Site Allocations Plan from 2014, 

however this allocation is no longer required, subject to the Council working 

with HCC to identify a new site for a Household Waste Recycling Centre. This 

work is well underway, with a planning application submitted for a site at 

Tewin Road in Welwyn Garden City. 

 
17.25 As regards Chancellors School, HCC advises that 1FE of capacity has been 

prioritised for Hatfield pupils from 2019. The provision of the new school at 

south Hatfield would release capacity at Chancellors for pupils living further 

south in the Borough, including Welham Green. 

 
Primary schools 

 
17.26 In 2019, 500 homes are proposed on various sites at Welham Green, in 

addition to the 92 which were included in the Draft Local Plan 2016, giving a 

total additional demand of about 1.2FE. The existing primary school, St 

Mary’s in Dellsome Lane, will not have capacity to accommodate this 

additional demand. Accordingly it is proposed that a new 2FE primary school 

is provided at Welham Green on site WeG17, in Dixons Hill Road, adjoining 

Welham Manor, to provide sufficient long-term capacity at the settlement for 

existing and planned growth. 
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17.27 HCC has considered the additional demand at Welham Green alongside that 

for Brookmans Park, as there is an interrelationship between the two 

settlements. The provision of excess capacity at the new primary school site 

in Welham Green would allow those pupil numbers from that village currently 

being accommodated in Brookmans Park Primary School to be 

accommodated in Welham Green. This would free up some capacity at 

Brookmans Park School to accommodate additional children associated with 

the housing growth in Brookmans Park. 

 

 
Highways 

 
17.28 Transport modelling work has been undertaken using Hertfordshire County 

Council’s COMET model to assess increases in congestion and waiting times 

at key junctions on the network, which are likely to arise as a result of 

development of the selected Local Plan sites. 

 
17.29 Whilst it is expected that congestion levels and waiting times at key junctions 

will increase as a result of the cumulative impact of proposed developments in 

Welham Green, HCC as Highway Authority has not identified any severe 

impacts. Earlier indicative work by HCC has however identified a need for a 

highway capacity improvement at the Dixons Hill Road/A1000 roundabout, 

particularly given that the proposed mixed-use development at Marshmoor 

SDS7 (WeG4b) will take access to that roundabout. 

 
Utilities 

 
17.30 In terms of sewerage infrastructure, new development at Welham Green will 

drain to the Blackbirds and Maple Lodge sewage treatment works in the 

south-west of the county. During the Plan period, substantial additional 

development in neighbouring districts, as well as development in Welwyn 

Hatfield, will drain to these works. Thames Water has raised no issues with 

either infrastructure capacity or lead-in times in relation to the development of 

these sites, as any improvements to the network or the sewage treatment 

works will be programmed in, in accordance with the pace of development. 

 
Strategic Advantages/Disadvantages 

 
17.31 In addition to the proposed delivery of a primary school on the WeG17 site, 

there are also strategic advantages associated with the sites WeG1, WeG3a 

and WeG15. The combination of these sites facilitates the opportunity for a 

more comprehensive approach to master-planning a larger and more 

coherent development that can form a sustainable urban extension to the 

settlement of Welham Green. Bringing forward site WeG3a (rather than the 
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smaller WeG3 site) also facilitates a primary vehicular access route to 

development from Station Road, thus limiting access from Welham Manor to 

emergency vehicles, and pedestrian/cyclist access. Whilst access from 

Welham Manor was found acceptable in 2016, dwelling capacity was 

constrained due to the design of the highway and prevalence of on-street 

parking. 

 
17.32 WeG4b has been proposed for allocation for mixed-use development, 

including a significant level of employment provision of approximately 

40,500sqm (B class uses) and around 80 dwellings. Welham Green already 

benefits from a successful employment area and site WeG4b provides an 

opportunity for further employment provision north-east of the railway line. 

This would clearly be advantageous as the site would make a significant 

contribution to the borough’s employment requirements in a sustainable and 

accessible location, but also provide more employment at a local scale, thus 

helping to improve the sustainability of the proposed development at Welham 

Green. 

 
Green Belt Matters 

 
17.33 Following the Stage 3 assessment, ten sites are proposed for allocation in the 

Local Plan at Welham Green. Two of these sites were included in the Local 

Plan 2016, as submitted, and eight are additional. 

 
17.34 Consideration is needed for how the Green Belt boundary could be amended 

to Welham Green as a whole, to ensure, in accordance with national policy, 

that boundaries are defined clearly, using physical features that are readily 

recognisable and likely to be permanent4. 

 
17.35 The site-by-site assessment (Stage 3) considers Green Belt impact in detail, 

including harm to Green Belt purposes and to the Green Belt as a whole, 

consideration to how releasing sites would relate to Green Belt boundaries 

and how the Calverton Test requirements (tests 4 and 5) are met. These 

detailed assessments are shown by Appendix A. 

 
17.36 Consideration for exceptional circumstances and the other Calverton Tests 

(tests 1 to 3) are discussed more in Section 6, as these apply more generally 

to the borough as a whole. 

 
17.37 As discussed, only one site that falls within the ‘high’ harm category (WeG17) 

is proposed for allocation, but providing this is allocated for a primary school 

to meet a need for additional infrastructure associated with housing growth, 

 

4 MHCLG (2019). National Planning Policy Framework - Paragraph 139(f). 
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and where much of the site will remain open and where development does not 

extend further west than the adjoining WeG10 site. 

 
17.38 The majority of the remaining sites are enclosed, and lead to relatively limited 

impact on the Green Belt where the proposed boundaries would be of 

equivalent strength to the existing. Site WeG15 is more open, but 

opportunities exist to create robust and defensible boundaries through 

effective master-planning and new planting. Release of the proposed Welham 

Green sites do not adversely affect settlement separation. 

 
17.39 Given the relatively limited impacts overall from releasing the proposed sites, 

the opportunities for minimising impacts on the Green Belt to the lowest 

reasonable practical extent are achieved through the site-by-site assessments 

and careful consideration for whether the sites should be allocated and how 

the Green Belt boundaries should be devised. The key opportunity for 

minimising impact is to restrict the use of site WeG17 for a primary school and 

ensuring that the majority of the site remains open, and that any school 

buildings are located close to the frontage with Dixon’s Hill Road, and close to 

existing and adjoining residential development in Welham Manor. 

 
17.40 A settlement map has been prepared to illustrate the proposed change to the 

Green Belt boundary as a result of the proposed sites for allocation. These 

are shown by Figure 17.1. 

 
Proportional Distribution 

 
17.41 The proportion of households located at Welham Green is 2.9% of the 

borough, when considered as a whole, and based on the 2011 Census data. 

The proportion of the proposed allocations in the Local Plan 2016 was 1.1%, 

thus the original Draft Local Plan, as submitted, was proposing a level of 

growth below that necessary to achieve a proportional distribution. 

 
17.42 Where additional provision for housing is proposed within the emerging local 

plan, it is inevitable that the proportion of the distribution by settlement area 

will change. This is partly because the opportunities for finding additional sites 

at the two main towns is not unlimited, and most of the development 

opportunities at these two locations (Welwyn Garden City and Hatfield) will 

already have been utilised in the Draft Local Plan, as submitted, and because 

the next most sustainable locations for development will be at the large 

excluded (inset) villages, such as Welham Green. 

 
17.43 For the reasons set out above, it is inevitable that the proportion of growth at 

Welham Green is increased by proposing additional development sites at this 

 

 

Page 181



147  

settlement. As a result of the sites proposed in this paper, the proportion goes 

up to 5.0%. 

 
17.44 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 25. 

 
Conclusions 

 
17.45 The site selection process has tested 11 additional sites, in addition to re- 

appraising those sites proposed in the Local Plan 2016. This work has 

resulted in nine additional sites being proposed for allocation at Welham 

Green, including one being allocated for a new primary school, and in addition 

to the two sites already proposed in the Local Plan 2016. The two existing 

Local Plan sites, include HS35 (GTLAA01) that is proposed for 12 (additional) 

Gypsy and Traveller pitches and SDS7 (WeG4b) that is proposed for mixed- 

use development, including approximately 40,500sqm of employment (B class 

uses). 

 
17.46 Welham Green is one of the larger villages excluded (inset) from the Green 

Belt and thus forms one of the next most sustainable locations for 

development in the borough following the two towns at Welwyn Garden City 

and Hatfield. Consideration has been given to minimising harm to the Green 

Belt, to ensuring the proposed change to Green Belt boundaries are robust 

and defensible and that the level of development is sustainable. 

 
17.47 Only one site is proposed that would lead to ‘high’ harm to the Green Belt, but 

this is proposed to be allocated for a primary school where the majority of the 

site will remain open. It is therefore considered that on balance, and following 

the detailed assessment, that allocation of this site is justified. 

 
17.48 Table 17.4 lists those sites recommended for allocation in the Local Plan at 

Welham Green. 

 
17.49 A map of Welham Green has been prepared to illustrate the sites proposed 

for allocation, along with those found to be unsuitable. This can be found at 

Appendix B. 

Page 182



148  

 

 

 

 

 

Table 17.4: Sites proposed for allocation in the emerging Local Plan at Welham 

Green as updated in 2019 

 
Draft Local 

Plan 
(Site Ref) 

HELAA 
2019 

(Site Ref) 

 

Site Name 
Urban / 

Green Belt 

Notes Number of 
Dwellings 

HS35 GTLAA01 
Foxes Lane, 
Dixons Hill Road 

Green Belt 
Local Plan 2016 

Site 
12 pitches 

N/A WeG1 
Units 1-3, 51 
Welham Manor 

Green Belt 
Considered for 

allocation 
16 

 

N/A 
 

WeG3a 
Land at Welham 
Manor and west 
of Station Road 

 

Green Belt 
Considered for 
allocation 

 

68 

 
 
 

SDS7 

 
 
 

WeG4b 

 
 
 
Marshmoor 

 
 
 

Green Belt 

Local Plan 2016 
Site 

Approximately 
40,500sqm of 

Class B1 
employment 

floorspace; and 
around 80 
dwellings 

N/A WeG6 Skimpans Farm Green Belt 
Considered for 

allocation 
73 

N/A WeG10 
Land at Dixons 
Hill Road 

Green Belt 
Considered for 

allocation 
120 

N/A WeG12 
Land north of 
Pooleys Lane 

Green Belt 
Considered for 

allocation 
83 

N/A WeG15 
Land at Potterells 
Farm 

Green Belt 
Considered for 

allocation 
140 

N/A WeG17 
Land south of 
Dixons Hill Road 

Green Belt 
Considered for 

allocation 
1 – 2FE Primary 

School 

Total 580 + 12 
pitches and 
40,500sqm 
Class B1 

Floorspace 
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Figure 17.1: Proposed change to Green Belt boundary at Welham Green to inform the emerging WHBC Local Plan as updated 

in 2019 
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18. Bell Bar and Brookmans Park 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

 
18.1 There were three sites proposed for allocation in the Draft Local Plan 2016 for 

Brookmans Park. Bell Bar and Brookmans Park are considered together in 

this paper as the potential changes to the Green Belt benefit from being 

considered comprehensively. These are listed in Table 18.1 that also 

identifies whether the sites are located within an urban or Green Belt location. 

 
Table 18.1: Sites proposed for allocation in the Draft Local Plan 2016 at Bell 

Bar and Brookmans Park 

 
Draft 

Local 
Plan 
2016 

(Site Ref) 

 

HELAA 
2019 

(Site Ref) 

 
 

Site Name 

 
 

Urban / Green Belt 

 
Capacity (DLP 

2016) 

 
HS21 

 
BrP13 

Land west of Golf 
Club Road 

 
Green Belt 

 
14 

 
HS22 

 
BrP4 

Land west of 
Brookmans Park 
Railway Station 

 
Green Belt 

 
250 

 
HS23 

 
BrP14 

Land east of Golf 
Club Road 

 
Green Belt 

 
10 

Total 274 

 
Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
18.2 The 2019 site selection process considered 17 additional sites along with the 

original Local Plan sites listed in Table 18.1. All of the sites passed Stage 1. 

Seven of the additional sites failed the HELAA stage 2 and ten additional sites 

were found to be suitable, available and achievable and therefore progressed 

to the Stage 3 assessment. These are shown by Table 18.2 that also lists 

those sites that failed the HELAA stage with a brief explanation for why they 

were found to be unsuitable. 
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Table 18.2: Results of Stages 1 and 2 of the Site Selection process (HELAA 

2019) at Bell Bar and Brookmans Park 
 

HELAA 
2019 

(site ref) 

 

Site Name 
Urban / 

Green Belt 

 

Reason for Exclusion 
Numbers of 
Dwellings 

BrP1 
Upper Bell Lane 
Farm 

Green Belt N/A 104 

BrP5 
Land west of 
Brookmans Park 

Green Belt N/A 165 

BrP6 
Land west of 
Bluebridge Road 

Green Belt N/A 210 

BrP9 Friday Grove Green Belt 
Impact on heritage 

assets 
0 

 

BrP9a 
 

Friday Grove 
 

Green Belt 
Impact on heritage 

assets and lack of 
suitable access 

 

0 

BrP10 Raybrook Farm Green Belt 
Impact on heritage 

assets 
0 

BrP12 
Land north of 
Peplins Way 

Green Belt N/A 125* 

BrP12a 
Land north of 
Peplins Way 

Green Belt N/A 125* 

BrP14a 
Land east of Golf 
Club Road 

Green Belt N/A 0** 

BrP26 
Meadowcroft, Great 
North Road 

Green Belt N/A 4 

 
 

BrP31a 

68 Georges Wood 
Road and land to 
the rear of 70 
Georges Wood 
Road 

 
 

Green Belt 

 
 

Lack of suitable access 

 
 

0 

 

BrP32 
Land west of 

Queenswood 
School 

 

Green Belt 
Impact on heritage 

assets 

 

0 

BrP33 
Firs Stables, 
Woodside Lane 

Green Belt Lack of suitable access 0 

 

 
BrP34 

 
 

Brookmans Park 
Transmitting Station 

 

 
Green Belt 

 

 
N/A 

300 
dwellings 
and a net 

gain of circa. 
10,623sqm 

of B1a 

 

BrP35 
Bell Bar Pet Farm 
and adjoining car 
workshop 

 

Green Belt 
 

N/A 
 

2 

BrP36 
Brookmans Park 
Golf Club 

Green Belt N/A 24 

 

BrP37 

Brookmans Park 

reservoir and water 
tower, Kentish Lane 

 

Green Belt 
 

Lack of suitable access 
 

0 

Total 934 

* Where scenarios apply, only one capacity figure is included in the total to avoid double 
counting 
** The development potential of BrP14a is subsumed within site HS23 (BrP14) which is 

already proposed for allocation in the Draft Local Plan 2016. 
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18.3 One site has been promoted at Bell Bar and Brookmans Park for mixed-use 

(residential and employment) development (BrP34) that has an assessed 

potential capacity for around 10,623sqm additional employment space (Table 

18.2). 

 
Site Selection 2019: Stage 3 – Detailed Assessment 

 
18.4 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 18.2, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

 
18.5 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
18.6 Brookmans Park is considered to be a sustainable settlement, being a large 

village excluded (inset) from the Green Belt and offering a range of services 

and facilities, employment and good public transport connectivity including a 

railway station. This settlement falls into the third tier of settlements in Policy 

SP3: Settlement Hierarchy demonstrating its relative sustainability merits 

following the two main towns as Welwyn Garden City and Hatfield. 

 
18.7 Given the importance of the Green Belt to the borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. It is therefore assumed within 

the Stage 3 Detailed Assessment that any additional sites that would result in 

‘high’ harm, or ‘very high’ harm to the Green Belt, as identified in the Stage 3 

Green Belt Study are not considered for allocation in the emerging Local Plan. 

 
18.8 For these reasons sites BrP5 and BrP6 are ruled out at Stage 3 as not being 

appropriate for allocation. Site BrP5 would result in ‘very high’ harm to the 

Green Belt if it were released for development and would lead to 

encroachment of the separation between Brookmans Park and Welham 

Green. Similarly, the release of BrP6 for development would negatively impact 

the separation between Brookmans Park and Potters Bar to the south and 

would lead to ‘high’ harm to the Green Belt. 

 
18.9 The Local Plan 2016 site, HS22 (BrP4) also leads to ‘high’ harm if it is 

released for development, however releasing this site has significantly less 

impact on the separation between settlements, either to Welham Green to the 
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north or Potters Bar to the south. This site, HS22 (BrP4) is also bounded to 

the west by Brick Kiln Wood, which helps to minimise Green Belt impact. 

Retaining open land to the north of Bradmore Lane helps to minimise any 

associated impact still further. It is proposed that the capacity of this site is 

increased from 250 to 300 dwellings, thus helping to reduce the need for any 

more Green Belt release and consequential impact at this settlement. This 

site may have the potential to deliver a higher number of dwellings in the 

longer term, subject to further enhancements to the local highway being 

delivered and providing the rural character of Bradmore Lane is maintained. 

 
18.10 The other Local Plan 2016 sites, HS21 (BrP13) and HS22 (BrP14) are 

considered to have minimal impact on the Green Belt and should continue to 

be put forward for allocation. The additional sites, BrP1 and BrP34 are also 

considered to have less impact on the Green Belt. BrP1 is entirely enclosed 

by existing development and would lead to ‘moderate’ harm. Site BrP34, 

which partly consists of previously developed land is also well screened with 

strong boundaries and would have a limited impact on the wider Green Belt. 

 
18.11 Site BrP36 is considered to be inappropriate for allocation, its release from the 

Green Belt would lead to a much larger parcel of land needing to be released 

from the Green Belt, effectively merging Brookmans Park and Bell Bar. If 

BrP36 is not released for development, there is an opportunity for Home Farm 

and the existing tree belt to the south of Bell Bar to be retained within the 

Green Belt thus protecting a degree of separation between these settlements. 

 
18.12 The release of BrP1 is not thought to increase the merging of Bell Bar and 

Brookmans Park settlements given the existing enclosed nature of BrP1. If 

Home Farm (as indicated above) remains in the Green Belt this also helps to 

maintain the separation between these settlements. 

 
18.13 Site BrP12 has been considered as two potential development options, 

(BrP12 and BrP12a); BrP12a consisting of a smaller development area that 

more closely aligns with the existing north western edge of Brookmans Park. 

This smaller area (BrP12a) is considered suitable for allocation. The smaller 

area helps to reduce the scale of any impact on the Green Belt and ensures a 

more logical Green Belt boundary can be created and has the potential to 

deliver the same dwelling capacity as the larger BrP12 site (at a slightly higher 

although still moderate density). The north-eastern corner of this site is 

rounded off to ensure the proposed Green Belt boundary is coherent and 

reflective of the northern edge of the settlement. 

 
18.14 Two sites, BrP26 and BrP35, are considered suitable for development, but are 

too small to be allocated (below the 5 dwelling threshold for smaller 

settlements). The site BrP35 could potentially come forward through the 
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Development Management process where in accordance with relevant Local 

Plan policies as the proposed changes to the Green Belt boundary would lead 

this site to be removed from the Green Belt. 

 
18.15 On this basis, and following the detailed Stage 3 assessment, there are three 

additional sites considered appropriate for allocation in addition to the three 

sites identified in the Local Plan 2016. These are shown by Table 18.3, which 

also lists those sites not considered suitable for allocation following the Stage 

3 assessment along with a brief description of the reasons for the conclusions 

reached. 
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Table 18.3: Result of the Stage 3 Detailed Assessment at Bell Bar and 

Brookmans Park 
 

Draft 
Local 
Plan 

ref 

HELAA 
2019 
(Site 
Ref) 

 
Site Name 

 

Urban / 
Green Belt 

 
Notes 

 

Number of 
Dwellings 

 

HS21 
 

BrP13 
Land west of 
Golf Club 
Road 

 

Green Belt 
 

Local Plan 2016 site 
 

14 

 
 

HS22 

 
 

BrP4 

Land west of 
Brookmans 
Park Railway 
Station 

 
 

Green Belt 

Local Plan 2016 site. 
Dwelling numbers 
increased by 50 to 

300 

 
 

300 

 

HS23 
 

BrP14 
Land east of 
Golf Club 
Road 

 

Green Belt 
 

Local Plan 2016 site 
 

10 

N/A BrP1 
Upper Bell 
Lane Farm 

Green Belt 
Considered for 

allocation 
104 

N/A BrP12a 
Land north of 
Peplins Way 

Green Belt 
Considered for 

allocation 
125 

 
N/A 

 
BrP14a 

Land east of 
Golf Club 
Road 

 
Green Belt 

BrP14a requires 
access via BrP14 - 

already considered for 
allocation 

 
0 

 

N/A 
 

BrP26 
Meadowcroft, 
Great North 
Road 

 

Green Belt 
Suitable for 4 

dwellings. Too small 
to allocate 

 

0 

 
N/A 

 
BrP34 

Brookmans 
Park 
Transmitting 
Station 

 
Green Belt 

 

Considered for 
allocation 

300 + 
10,000sqm 
employment 

N/A  
BrP35 

Bell Bar Pet 
Farm and 
adjoining car 
workshop 

 
Green Belt 

Suitable for 2 
dwellings. Too small 

to allocate 

 
0 

N/A  

BrP36 
Brookmans 
Park Golf 
Club 

 

Green Belt 
Impact on the 
separation of 
settlements 

 

0 

Total 853 

 

 
Stage 4 - Settlement Level Assessment 

 
18.16 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages/Disadvantages, and 
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• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries) 

 
18.17 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. Similarly, 

consideration to impact on the Green Belt, such as demonstrating how Green 

Belt boundaries may need to be amended, also benefits from a settlement 

level analysis. 

 
Key Infrastructure Issues 

 
18.18 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. The following sub- 

sections provide an up-to-date position on the same range of infrastructure 

issues so as to understand any key constraints or opportunities, which may 

support, or constrain, levels of growth or the timing of delivery. 

 
Secondary Schools 

 
18.19 The secondary school strategy employed by Hertfordshire County Council 

(HCC) is to consider the total growth in demand for places arising from 

developments to the south of Hatfield, including Welham Green, Brookmans 

Park, Little Heath and Cuffley. Existing secondary schools serving this area 

include Chancellors at Brookmans Park as well as schools in Potters Bar and 

Broxbourne Borough. 

 
18.20 The demand for secondary school places arising from the housing growth 

across the Borough in the Draft Local Plan 2016 could be satisfactorily 

accommodated through providing two new secondary schools and limited 

expansion at certain existing secondary schools. The new school sites were 

at Birchall Garden Suburb in East Herts (EWEL1) and at North-West Hatfield 

(SDS5 (Hat1)). These schools were sized at 6-8FE and 8-10FE respectively. 

 
18.21 In 2019, with additional housing sites being added, HCC has assessed that to 

accommodate the additional demand arising from the southern villages (about 

3.7FE in total) together with additional growth in the Welwyn Garden City and 

Hatfield areas, a third new secondary school at 6-8FE will be required, 

preferably in the south Hatfield area. The preferred location for this school is 

at the HCC-owned site of New Barnfield, Travellers Lane, Hatfield. 

 
18.22 A Statement of Common Ground exists between the Council and HCC, in 

which HCC commits to making the New Barnfield site available for a new 

secondary school subject to certain caveats. The site is currently allocated as 
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a waste site in HCC’s adopted Waste Site Allocations Plan from 2014, 

however this allocation is no longer required, subject to the Council working 

with HCC to identify a new site for a Household Waste Recycling Centre. This 

work is well underway, with a planning application submitted for a site at 

Tewin Road in Welwyn Garden City. 

 
18.23 As regards Chancellors School, HCC advises that 1FE of capacity has been 

prioritised for Hatfield pupils from 2019. The provision of the new school at 

south Hatfield would release capacity at Chancellors for pupils living further 

south in the Borough, including Brookmans Park. 

 
Primary schools 

 
18.24 In 2019, the additional number of dwellings proposed at Brookmans Park is 

579, in addition to the 274 proposed in the Draft Local Plan 2016. This total of 

853 dwellings is equivalent to 1.7FE of primary demand. A proposed 

expansion of the existing Brookmans Park Primary School from 1.5FE to 2FE 

would leave an outstanding demand of 1.2FE. About 0.8FE of this demand 

would be accommodated using the excess capacity of the proposed new 

primary school at Welham Green. This leaves about 0.4FE of demand, which 

HCC advises could be met within existing school capacity through ‘pushback’ 

of pupil numbers to other settlements. 

 
18.25 HCC has considered the additional demand at Welham Green alongside that 

for Brookmans Park, as there is an interrelationship between the two 

settlements. The provision of excess capacity at the new primary school site 

in Welham Green would allow those pupil numbers from that village currently 

being accommodated in Brookmans Park Primary School to be 

accommodated in Welham Green. This would free up some capacity at 

Brookmans Park School to accommodate additional children associated with 

the housing growth in Brookmans Park. 

 
Highways 

 
18.26 Transport modelling work has been undertaken using Hertfordshire County 

Council’s COMET model to assess increases in congestion and waiting times 

at key junctions on the network, which are likely to arise as a result of 

development of the selected local plan sites. 

 
18.27 Earlier work in 2016 by HCC as Highway Authority identified two junctions 

with the A1000, at Georges Wood Road and Swanley Bar Lane, as being 

locations where increased congestion and queuing were likely as a result of 

development of the proposed housing sites. Small scale capacity and flow 

improvements, such as provision of right-turn lanes where none exist at 
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present, were recommended to help address these problems. 

 
18.28 New or revised priority junction arrangements would also be required to serve 

site HS22 (BrP4) (West of Brookmans Park Station) and the new additional 

sites BrP1 at Bell Bar and BrP34 at Brookmans Park Transmitting Station. 

Traffic on the A1000 would increase as a result of these latter two 

developments, but the cumulative impact of the Brookmans Park 

developments on highway function or safety is not considered by HCC to be 

severe. 

 
Utilities 

 
18.29 In terms of sewerage infrastructure, new development at Brookmans Park will 

drain to the Blackbirds and Maple Lodge sewage treatment works in the 

south-west of the county. During the Plan period, substantial additional 

development in neighbouring districts, as well as development in Welwyn 

Hatfield, will drain to these works. Thames Water has raised no issues with 

either infrastructure capacity or lead-in times in relation to the development of 

these sites, as any improvements to the network or the sewage treatment 

works will be programmed in, in accordance with the pace of development. 

 
Strategic Advantages/Disadvantages 

 
18.30 These include, the opportunity to improve access and the approach to 

Brookmans Park from the west and as part of planning for the school, help to 

alleviate the existing parking issues associated with the existing school at 

Bradmore Way. It is proposed that a new footbridge would also be provided to 

provide pedestrian access from BrP4 across the railway line via sustainable 

modes, such as walking and cycling. 

 
18.31 BrP34 currently provides 2,877sqm of employment provision and provides an 

opportunity for mixed-use development including a further 10,623 sqm 

employment provision in addition to the residential development described 

above. Clearly this would be advantageous in not only contributing to the 

Borough’s employment requirements, but also providing more employment at 

a local scale therefore helping to improve the sustainability of the proposed 

development at Bell Bar and Brookmans Park. 
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Green Belt Matters 

 
18.32 Following the Stage 3 assessment, six sites are proposed for allocation in the 

Local Plan at Bell Bar and Brookmans Park. Three of these sites were 

included in the Local Plan 2016, as submitted, and three are additional. 

 
18.33 Consideration is needed for how the Green Belt boundary could be amended 

to Bell Bar and Brookmans Park as a whole, to ensure, in accordance with 

national policy, that boundaries are defined clearly, using physical features 

that are readily recognisable and likely to be permanent. 

 
18.34 The site-by-site assessment (Stage 3) considers Green Belt impact in detail, 

including harm to Green Belt purposes and to the Green Belt as a whole, 

consideration to how releasing sites would relate to Green Belt boundaries 

and how the Calverton Test requirements (tests 4 and 5) are met. These 

detailed assessments are shown by Appendix A. 

 
18.35 Consideration for exceptional circumstances and the other Calverton Tests 

(tests 1 to 3) are discussed more in Section 6, as these apply more generally 

to the borough as a whole. 

 
18.36 As discussed, it is proposed that two sites are not recommended for allocation 

as their release would lead to ‘very high’ and ‘high’ harm, BrP5 and BrP6, 

respectively. A smaller parcel of BrP12 (i.e. BrP12a) is also recommended to 

reduce impact of development on this site to the minimum extent to ensure 

the Green Belt boundary overall is coherent for Bell Bar and Brookmans Park 

as a whole, to avoid the need to release a much wider area 

 
18.37 Furthermore, it is proposed that a buffer is provided within site BrP4 to Brick 

Kiln Wood to the west of the site and also to exclude development on areas of 

flood risk to the south of the site, thus reducing the developable area and 

providing opportunities for landscape mitigation. 

 
18.38 Taken together, the assessment findings and recommendations, at a site-by- 

site level, to exclude some sites and to reduce the development areas of 

others are considered to minimise the impact on the Green Belt to the lowest 

reasonable practical extent. 

 
18.39 A settlement map has been prepared to illustrate the proposed change to the 

Green Belt boundary as a result of the proposed sites for allocation. These 

are shown by Figure 18.1. 
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Proportional Distribution 

 
18.40 The proportion of households located at Bell Bar and Brookmans Park is 3% 

of the Borough, when considered as a whole, and based on the 2011 Census 

data. The proportion of the proposed allocations in the Local Plan 2016 was 

3.4%, thus demonstrating that the original local plan, as submitted, was 

successful in ensuring that the proposed allocations were distributed 

reasonably consistently. 

 
18.41 Where additional provision for housing is proposed within the emerging local 

plan, it is inevitable that the proportion of the distribution by settlement area 

will change. This is partly because the opportunities for finding additional sites 

at the two main towns is not unlimited, and most of the development 

opportunities at these two locations (Welwyn Garden City and Hatfield) will 

already have been utilised in the original local plan, as submitted, and 

because the next most sustainable locations for development will be at the 

large excluded (inset) villages, such as Bell Bar and Brookmans Park. 

 
18.42 For the reasons set out above, it is inevitable that the proportion of growth at 

Bell Bar and Brookmans Park is increased by proposing additional 

development sites at these settlements. As a result of the sites proposed in 

this paper, the proportion goes up to 6.3%. 

 
18.43 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 25. 

 
Conclusions 

 
18.44 The site selection process has tested 17 additional sites, in addition to re- 

appraising those sites proposed in the Local Plan 2016. This work has 

resulted in three additional sites being proposed for allocation at Bell Bar and 

Brookmans Park in addition to the three already proposed in the Local Plan 

2016. The number of dwellings to be delivered at the Local Plan 2016 site 

(BrP4) is increased from 250 to 300 dwellings. 

 
18.45 Consideration has been given to minimising harm to the Green Belt, to 

ensuring the proposed change to Green Belt boundaries are robust and 

defensible and that the level of development is sustainable. The proposals 

include provision for a new primary school and over 10,000sqm additional 

employment (B class use) space. 

 
18.46 The site BrP4 would lead to ‘high’ harm to the Green Belt, but it is considered 

that on balance, and following the detailed assessment, that allocation of this 

site is justified, and the degree of impact on the Green Belt can be minimised, 
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both for the site, by providing a buffer to the west of the site and avoiding 

development on the southern portion of the site, and at a settlement level, by 

ensuring the separation between Welham Green to the north and Potters Bar 

to the south is maintained. This would not be the case of alternative sites 

BrP5 and BrP6 were taken forward. 

 
18.47 Table 18.5 lists those sites recommended for allocation in the Local Plan at 

Bell Bar and Brookmans Park. 

 
Table 18.5: Sites proposed for allocation in the emerging Local Plan at Bell Bar 

and Brookmans Park as updated in 2019 

 
Draft 
Local 
Plan 
ref 

HELAA 
2019 
(Site 
Ref) 

 
Site Name 

 

Urban / 
Green Belt 

 
Notes 

 

Number of 
Dwellings 

 

 
HS22 

 

 
BrP4 

 

Land west of 
Brookmans 

Park Railway 
Station 

 

 
Green Belt 

Local Plan 
2016 site. 
Dwelling 
numbers 

increased to 
300 

 

 
300 

 
HS21 

 
BrP13 

Land west of 
Golf Club Road 

 
Green Belt 

Local Plan 
2016 site 

 
14 

 

HS23 

BrP14 
(and part 

of   
BrP14a) 

 
Land east of 

Golf Club Road 

 

Green Belt 

Local Plan 
2016 site plus 
a small part of 
site BrP14a 

 

10 

 

N/A 
 

BrP1 
Upper Bell 
Lane Farm 

 

Green Belt 
Considered 

for allocation 

 

104 

 
N/A 

 
BrP12a 

Land north of 
Peplins Way 

 
Green Belt 

Considered 
for allocation 

 
125 

 
N/A 

 
BrP34 

Brookmans 
Park 

Transmitting 
Station 

 
Green Belt 

 

Considered 
for allocation 

300 + 
10,000sqm 
employment 

 
Total 

853 + 
10,000sqm 

employment 
floorspace 

 

18.48 A map of Bell Bar and Brookmans Park has been prepared to illustrate the 

sites proposed for allocation, along with those sites that are too small to be 

allocated (less than 5 dwellings) and those found to be unsuitable. This is 

shown in Figure 18.1 and Appendix B. 
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Figure 18.1: Sites proposed for allocation including changes to the Green Belt boundary at Bell Bar and Brookmans Park to 

inform the emerging WHBC Local Plan 
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19. Swanley Bar 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

 
19.1 There were no sites proposed for allocation in the Draft Local Plan 2016 for 

this settlement. 

 
Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
19.2 The 2019 site selection process considered five additional sites, or site 

options. Three of the additional sites were found to be suitable, available and 

achievable and therefore progressed to the Stage 3 assessment. These are 

shown by Table 19.1 that also lists those sites that failed the HELAA stage 

with a brief explanation for why they were found to be unsuitable. 

 
Table 19.1: Results of Stages 1 and 2 (HELAA 2019) of the site selection 

process at Swanley Bar 

 
HELAA 2019 

(Site Ref) 
Site Name 

Urban / 
Green Belt 

Reason for Exclusion Number of 
Dwellings 

 
SB1 

Land south of 
Swanley Bar Lane - 

scenario 1 

 
Green Belt 

 
N/A 

 
159 

 
SB1a 

Land south of 
Swanley Bar Lane - 

scenario 2 

 
Green Belt 

 
N/A 

 
64* 

 
SB1b 

Land south of 
Swanley Bar Lane - 

scenario 3 

 
Green Belt 

 
N/A 

 
25* 

 

SB2 

 
Swanley Bar Lane / 
Great North Road 

 

Green Belt 

Site does not lie within or 
adjoin a settlement 

identified in the LUC GB 
Study 3 

 

0 

SB3 
104 Hawkshead 

Road 
Green Belt Access issues 0 

Total 159 

*Where scenarios apply, only one capacity figure is included (in this case, the highest) in the 
total to avoid triple counting 

 
19.3 There were no sites proposed at Swanley Bar for employment uses and this 

matter is not considered further. 
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Site Selection 2019: Stage 3 – Detailed Assessment 

 
19.4 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 19.1, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

 
19.5 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
19.6 Swanley Bar falls into the lowest tier of settlements in Policy SP3: 

Settlement Hierarchy ‘Small Green Belt Villages and Settlements’ that are 

washed-over by the Green Belt and that are generally not considered suitable 

for further development. 

 
19.7 Given the importance of the Green Belt to the borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. It is therefore assumed within 

the Stage 3 Detailed Assessment that any additional sites that would result in 

‘high’ harm, or ‘very high’ harm to the Green Belt, as identified in the Stage 3 

Green Belt Study would not be appropriate for allocation. 

 
19.8 At Swanley Bar, all of the three site scenarios being considered that fall into a 

‘high’ harm parcel in Green Belt terms, which are sites SB1, SB1a and SB1b. 

The area covered by these sites is important for protecting separation 

between settlements and is important for preventing unrestricted sprawl of 

large built-up areas, such as Potters Bar and Brookmans Park. On this basis, 

the allocation of any of these site scenarios is not supported. 

 
19.9 On this basis, and following the detailed Stage 3 assessment, none of the 

three site scenarios are considered appropriate for allocation. These are 

shown by Table 19.2 along with a brief description of the reasons for the 

conclusions reached. 
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Table 19.2: Stage 3 Detailed Assessment at Swanley Bar. 

DLP 
2016 
(Site 
Ref) 

HELAA 
2019 

(Site Ref) 

 
Site Name 

 

Urban / Green 
Belt 

 
Notes 

 

Number of 
Dwellings 

 

N/A 

 

SB1 

 
Land south of Swanley 
Bar Lane - scenario 1 

 

Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 

0 

 
N/A 

 
SB1a 

 
Land south of Swanley 
Bar Lane - scenario 2 

 
Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 
0 

 

N/A 

 

SB1b 

 
Land south of Swanley 
Bar Lane - scenario 3 

 

Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 

0 

Total 0 

 

Stage 4 - Settlement Level Assessment 

 
19.10 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages/ Disadvantages, and 

• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries) 

 
19.11 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. Similarly, 

consideration to impact on the Green Belt, such as demonstrating how Green 

Belt boundaries may need to be amended, also benefits from a settlement 

level analysis. 
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Key Infrastructure Issues 

 
19.12 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. Swanley Bar was not 

identified as a separate settlement in the 2016 paper, but fell within the Rural 

Areas (south). Given that none of the 2019 promoted sites in Swanley Bar 

have passed the Stage 3 assessment and that none are therefore proposed 

for allocation in the Plan, no further detailed infrastructure assessment has 

been undertaken. 

 
Strategic Advantages/Disadvantages 

 
19.13 No strategic advantages or disadvantages have been identified in relation to 

the proposed development sites at Swanley Bar. 

 
Green Belt Matters 

 
19.14 There are no sites proposed at Swanley Bar within the Stage 4 assessment. 

 
Proportional Distribution 

 
19.15 The proportion of households located at Swanley Bar is 0.3% of the borough, 

when considered as a whole, and based on the 2011 Census data. The 

proportion of the proposed allocations in the Local Plan 2016 was 0%, thus 

the original draft local plan, as submitted, was proposing a level of growth 

below that necessary to achieve a proportional distribution. 

 
19.16 As there are no sites proposed in this paper to be allocated at Swanley Bar, 

the proportion of growth does not change and remains at 0%. 

 
19.17 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 25. 

 
Conclusions 

 
19.18 The site selection process has tested three additional sites, there were no 

sites proposed in the Local Plan 2016. This work has resulted in no additional 

sites being proposed for allocation at Swanley Bar. All sites under 

consideration fall into ‘high’ harm parcels and their allocation is considered to 

not be outweighed by any advantages associated with the development. 

 
19.19 A map of Swanley Bar has been prepared to illustrate the sites considered for 

potential allocation at this settlement. This can be found in Appendix B. 
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20. Little Heath 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

 
20.1 There were two sites proposed for allocation in the Draft Local Plan 2016 for 

this settlement. These are listed in Table 20.1 that also identifies whether the 

sites are located within an urban or Green Belt location. 

 
Table 20.1: Sites proposed for allocation in the Draft Local Plan 2016 at Little 

Heath 

 
Local Plan 

2016 

(Site Ref) 

HELAA 
2019 

(Site Ref) 

 
Site Name 

Urban / Green 
Belt 

Number of 
Dwellings 

HS24 BrP7 
Land south of 
Hawkshead Road 

Green Belt 100 

 
HS25 

 
LHe1 

Land north of 
Hawkshead Road 

 
Green Belt 

 
35 

Total 135 

 
Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
20.2 The 2019 site selection process considered three additional sites along with 

the original Draft Local Plan sites listed in Table 20.1. All of the additional 

sites were found to be suitable, available and achievable and therefore 

progressed to the Stage 3 assessment. These are shown by Table 20.2. 

There were no sites that failed the HELAA stages. 

 
Table 20.2: Results of Stages 1 and 2 of the Site Selection process (HELAA 

2019) at Little Heath 

 
HELAA 
2019 
(Site 
Ref) 

 
Site Name 

 

Urban / 
Green Belt 

 

Reason for 
Exclusion 

 

Number of 
Dwellings 

LHe3 
Land south of 

Hawkshead Road 
Green Belt N/A 47 

LHe4 
Studlands, 

Hawkshead Road 
Green Belt N/A 12 

LHe5 
Videne, 

Hawkshead Road 
Green Belt N/A 51 

Total 110 

 

20.3 There were no sites proposed at Little Heath for employment uses, therefore 

this matter is not considered further. 
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Site Selection 2019: Stage 3 – Detailed Assessment 

 
20.4 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 20.2, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

 
20.5 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
20.6 Little Heath is classified in Policy SP3: Settlement Hierarchy as a ‘small 

excluded village’ where the focus is for a limited amount of new development. 

It is however a relatively sustainable location being close to the higher order 

settlement of Potters Bar in adjoining Hertsmere Borough. It scores relatively 

well in the Sustainability Appraisal and has relatively good access to public 

transport. 

 
20.7 Given the importance of the Green Belt to the borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. It is therefore assumed within 

the Stage 3 Detailed Assessment that any additional sites that would result in 

‘high’ harm, or ‘very high’ harm to the Green Belt, as identified in the Stage 3 

Green Belt Study would not be appropriate for allocation. 

 
20.8 At Little Heath, there are two sites being considered that fall into a ‘high’ harm 

parcel in Green Belt terms, which are sites BrP7 and LHe3. BrP7 (HS25) was 

identified in the Local Plan 2016, as submitted. LHe3 would essentially form 

an extension of BrP7, should it be considered appropriate for allocation. 

 
20.9 Both of these sites fall within Parcel 78b within the Green Belt Study (Stage 3) 

that, if released in their entirety, would lead to ‘high’ harm to the Green Belt. 

This land is particularly important for maintaining separation between Swanley 

Bar and Boltons Park College and Little Heath. Protection of this separation is 

important, although it is considered that if development to the north of the site, 

does not extend any further north than the development on the northern side 

of Hawkshead Road, that any impact on the separation, and to the wider 

Green Belt could be limited. On this basis, the allocation, as proposed in the 

Local Plan 2016, continues to be supported, but it is considered that the site 

area should not be extended. 
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20.10 The site LHe1 (HS24) was also identified in the Local Plan 2016. This site is 

relatively small, falls within a ‘moderate – low’ parcel within the Green Belt 

Study (Stage 3) and is relatively contained to the south and east. It is 

proposed that development does not extend north beyond the boundary of 

existing neighbouring development. 

 
20.11 The sites LHe4 and LHe5 fall within parcels that lead either to ‘high’ or 

‘moderate’ harm within the Green Belt Study (Stage 3). However, if 

development does not extend further north than Parcel 80a as set out in the 

Green Belt Study, then harm to the Green Belt is reported to be ‘moderate’. 

The smaller extent of development, i.e. the southern part of the site falling 

within Parcel 80a (Green Belt Study Stage 3) is also bound to the west by 

existing properties, development on these parcels would not extend any 

further to Swanley Bar, or have any negative impact on separation. 

 
20.12 For the reasons discussed above, the allocation of sites LHe1, LHe4 and 

LHe5, is considered appropriate, providing development does not extend 

further north than Parcel 80a, as set out in the Green Belt Study (Stage 3), 

resulting in a lower estimated dwelling capacity and noting that LHe4 can only 

come forward in association with LHe5 in order to achieve a satisfactory form 

of vehicular access. The potential capacity of these sites are therefore 

reduced to 33 dwellings. 

 
20.13 On this basis, and following the detailed Stage 3 assessment, four of the five 

sites being considered, both Local Plan 2016 and two of the additional sites, 

are considered appropriate for allocation, providing the development areas 

are restricted as discussed. These are shown by Table 20.3. 
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Table 20.3: Result of Stage 3 detailed assessment at Little Heath 

 
Local 
Plan 
2016 

(Site 
Ref) 

HELAA 
2019 
(Site 
Ref) 

 
 

Site Name 

 
Urban / 

Green Belt 

 
 

Notes 

 
Number of 
Dwellings 

 
HS24 

 
BrP7 

Land south of 
Hawkshead 

Road 

 
Green Belt 

 

Local Plan 2016 
Site 

 
100 

 
HS25 

 
LHe1 

Land north of 
Hawkshead 

Road 

 
Green Belt 

 

Local Plan 2016 
Site 

 
35 

 
N/A 

 
LHe3 

Land south of 
Hawkhead 

Road 

 
Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 
0 

 
N/A 

 
LHe4 

Studlands, 
Hawkshead 

Road 

 
Green Belt 

 

Combined with 
LHe5 

 
0 

 
N/A 

 
LHe5 

Videne, 
Hawkshead 

Road 

 
Green Belt 

Developable area 
reduced to limit 
Green Belt harm 

 
36 

Total 171 

 

Stage 4 - Settlement Level Assessment 

 
20.14 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages/ Disadvantages , and 

• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries) 

 
20.15 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. 
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20.16 Similarly, consideration to impact on the Green Belt, such as demonstrating 

how Green Belt boundaries may need to be amended, also benefits from a 

settlement level analysis. 

 
Key Infrastructure Issues 

 
20.17 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. The following sub- 

sections provide an up-to-date position on the same range of infrastructure 

issues so as to understand any key constraints or opportunities, which may 

support, or constrain, levels of growth or the timing of delivery. 

 
Secondary Schools 

 
20.18 The secondary school strategy employed by Hertfordshire County Council 

(HCC) is to consider the total growth in demand for places arising from 

developments to the south of Hatfield, including Welham Green, Brookmans 

Park, Little Heath and Cuffley. Existing secondary schools serving this area 

include Chancellors at Brookmans Park as well as schools in Potters Bar and 

Broxbourne Borough. 

 
20.19 The demand for secondary school places arising from the housing growth 

across the Borough in the Draft Local Plan 2016 could be satisfactorily 

accommodated through providing two new secondary schools and limited 

expansion at certain existing secondary schools. The new school sites were 

at Birchall Garden Suburb in East Herts (EWEL1) and at North-west Hatfield 

(SDS5 (Hat1)). These schools were sized at 6-8FE and 8-10FE respectively. 

 
20.20 In 2019, with additional housing sites being added, HCC has assessed that to 

accommodate the additional demand arising from the southern villages (about 

3.7FE in total) together with additional growth in the Welwyn Garden City and 

Hatfield areas, a third new secondary school at 6-8FE will be required, 

preferably in the south Hatfield area. The preferred location for this school is 

at the HCC-owned site of New Barnfield, Travellers Lane, Hatfield. 

 
20.21 A Statement of Common Ground exists between the Council and HCC, in 

which HCC commits to making the New Barnfield site available for a new 

secondary school subject to certain caveats. The site is currently allocated as 

a waste site in HCC’s adopted Waste Site Allocations Plan from 2014, 

however this allocation is no longer required, subject to the Council working 

with HCC to identify a new site for a Household Waste Recycling Centre. This 

work is well underway, with a planning application submitted for a site at 

Tewin Road in Welwyn Garden City. 
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20.22 As regards Chancellors School, HCC advises that 1FE of capacity has been 

prioritised for Hatfield pupils from 2019. The provision of the new school at 

south Hatfield would release capacity at Chancellors for pupils living further 

south in the Borough, including Little Heath. 

 
Primary schools 

 
20.23 Taken with the planned growth in the Draft Local Plan 2016, the scale of 

growth proposed in 2019 is 168 dwellings in Little Heath, equivalent to just 

over 0.3FE. HCC is satisfied that there is sufficient expansion capacity at the 

existing Little Heath Primary School to accommodate this growth. There could 

also be some ‘pushback’ of pupil numbers from this school to other schools in 

nearby settlements, thereby improving the capacity available at Little Heath. 

 
Highways 

 
20.24 Transport modelling work has been undertaken using Hertfordshire County 

Council’s COMET model to assess increases in congestion and waiting times 

at key junctions on the network, which are likely to arise as a result of 

development of the selected local plan sites. 

 
20.25 Within Little Heath, the junction of Hawkshead Road with the A1000 Great 

North Road has been raised in earlier HCC work as of some potential 

concern, due to increased congestion and delay likely to arise from the 

cumulative impact of developments in Little Heath. This impact is not 

considered to be severe, but as a minimum a right turn lane at this junction 

should be considered. 

 
Utilities 

 
20.26 In terms of sewerage infrastructure, new development at Little Heath will drain 

to the Blackbirds and Maple Lodge sewage treatment works in the south-west 

of the county. During the Plan period, substantial additional development in 

neighbouring districts, as well as development in Welwyn Hatfield, will drain to 

these works. Thames Water has raised no issues with either infrastructure 

capacity or lead-in times in relation to the development of these sites, as any 

improvements to the network or the sewage treatment works will be 

programmed in, in accordance with the pace of development. 

 
Strategic Advantages/Disadvantages 

 
No strategic advantages or disadvantages have been identified in relation to 

the proposed development sites at Little Heath. 
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Green Belt Matters 

 
20.27 Following the Stage 3 assessment, four sites are proposed for allocation in 

the Local Plan at Little Heath. Two of these sites were included in the Local 

Plan 2016, as submitted, and two are additional. 

 
20.28 Consideration is needed for how the Green Belt boundary could be amended 

to Little Heath as a whole, to ensure, in accordance with national policy, that 

boundaries are defined clearly, using physical features that are readily 

recognisable and likely to be permanent5. 

 
20.29 The site-by-site assessment (Stage 3) considers Green Belt impact in detail, 

including harm to Green Belt purposes and to the Green Belt as a whole, 

consideration to how releasing sites would relate to Green Belt boundaries 

and how the Calverton Test requirements (tests 4 and 5) are met. These 

detailed assessments are shown by Appendix A. 

 
20.30 Consideration for exceptional circumstances and the other Calverton Tests 

(tests 1 to 3) are discussed more in Section 6, as these apply more generally 

to the borough as a whole. 

 
20.31 As discussed, only one site, as proposed, falls within a ‘high’ harm category 

(BrP7), which is proposed for allocation. However, the area proposed for 

development is substantially smaller than the wider parcel and should not 

extend further west than existing development to the north of Hawkshead 

Road. It is considered that impacts can therefore be reduced to their lowest 

reasonable extent by limiting development as discussed and also protecting 

the separation between settlements. The site should not be extended to the 

west and the additional site LHe3 is not supported. 

 
20.32 The other two additional sites, LHe4 and LHe5, are proposed for development 

providing the site areas are limited to the south of the sites and not extending 

any further north than Parcel 80a (Green Belt Study Stage 3). It is considered 

that impacts are limited to the lowest reasonable extent by limiting 

development to the ‘moderate’ harm parcel (P80a) and ensuring that 

development does not extend further west than the existing development thus 

not impacting separation between Little Heath and Swanley Bar. On balance, 

these sites are considered appropriate for allocation. 

 
20.33 A settlement map has been prepared to illustrate the proposed change 

to the Green Belt boundary as a result of the proposed sites for allocation. 

These are shown by Figure 20.1. 

 

5 Paragraph 139(f) NPPF 2019. 
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Proportional Distribution 

 
20.34 The proportion of households located at Little Heath is 1.0% of the Borough, 

when considered as a whole, and based on the 2011 Census data. The 

proportion of the proposed allocations in the Local Plan 2016 was 1.7%, thus 

the original Draft Local Plan, as submitted, was proposing a level of growth 

above that necessary to achieve a proportional distribution. 

 
20.35 Where additional provision for housing is proposed within the emerging local 

plan, it is inevitable that the proportion of the distribution by settlement area 

will change. This is partly because the opportunities for finding additional sites 

at the two main towns is not unlimited, and most of the development 

opportunities at these two locations (Welwyn Garden City and Hatfield) will 

already have been utilised in the original local plan, as submitted. 

 
20.36 As a result of the sites proposed in this paper, the proportion at Little Heath 

changes to 1.4%. Because the level of additional growth is proportionally 

increased to a greater extent elsewhere, i.e. at the larger villages, the 

proportion at Little Heath actually comes down, thus making the level of 

proposed growth at Little Heath closer to that necessary to meet a 

proportional distribution. 

 
20.37 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 25. 

 
Conclusions 

 
20.38 The site selection process has tested three additional sites, in addition to re- 

appraising those sites proposed in the Local Plan 2016. This work has 

resulted in two additional sites being proposed for allocation at Little Heath, in 

addition to the two sites already proposed in the Local Plan 2016. 

 
20.39 Little Heath is classified as a ‘small excluded village’ and is considered to be a 

relatively sustainable location for development. The level of development 

proposed falls below that necessary to achieve a proportional distribution. 

 
20.40 By restricting the area of proposed development, as discussed, it is 

considered that impact to the Green Belt can be limited to the lowest 

reasonable practical extent. 

 
20.41 Table 20.4 lists those sites recommended for allocation in the Local Plan at 

Little Heath. 
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Table 20.4: Sites proposed for allocation in the emerging Local Plan at Little 

Heath as updated in 2019. 

 
Local 
Plan 
2016 

(Site 
Ref) 

HELAA 
2019 
(Site 
Ref) 

 
 

Site Name 

 
Urban / Green 

Belt 

 
 

Notes 

 
Number of 
Dwellings 

 
HS24 

 
BrP7 

Land south of 
Hawkshead 

Road 

 
Green Belt 

 
Local Plan 
2016 Site 

 
100 

 
HS25 

 
LHe1 

Land north of 
Hawkshead 

Road 

 
Green Belt 

Local Plan 
2016 Site 

 
35 

 
N/A 

 
LHe4 

Studlands, 
Hawkshead 

Road 

 
Green Belt 

Combined with 
LHe5 

 
0 

 

N/A 

 
LHe5 

Videne, 
Hawkshead 

Road 

 
Green Belt 

Developable 
area reduced 
to limit Green 

Belt harm 

 
36 

Total 171 

 

 
20.42 A settlement map been prepared to illustrate all the above sites including the 

proposed change to the Green Belt boundary as a result of the proposed sites 

for allocation. These are shown by Figure 20.1. 

 
20.43 A map of Little Heath has been prepared to illustrate the sites considered for 

potential allocation at this settlement. This can be found at Appendix B. 
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Figure 20.1: Proposed change to Green Belt boundary at Little Heath to inform the emerging WHBC Local Plan as updated in 2019 

 

 

P
age 211



177  

21. Newgate Street 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

 
21.1 There were no sites proposed for allocation in the Draft Local Plan 2016 for 

this settlement. 

 
Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
21.2 The 2019 site selection process considered seven additional sites, or site 

options. Five of the additional sites were found to be suitable, available and 

achievable and therefore progressed to the Stage 3 assessment. These are 

shown by Table 21.1 that also lists those sites that failed the HELAA stage 

with a brief explanation for why they were found to be unsuitable. 

 
Table 21.1: Results of Stages 1 and 2 (HELAA 2019) of the site selection 

process at Newgate Street 

 
HELAA 2019 

(Site Ref) 
Site Name 

Urban / 
Green Belt 

Reason for Exclusion Number of 
Dwellings 

NS1 
Land adj. Tolmers 
Park, Carbone Hill 

Green Belt 
N/A 

12 

NS2 Coach and Horses Green Belt N/A 4 

NS3a 
Tolmers Park Farm 

(scenario a) 
Green Belt 

N/A 
29* 

NS3b 
Tolmers Park Farm 

(scenario b) 
Green Belt 

N/A 
50* 

NS3c 
Tolmers Park Farm 

(scenario c) 
Green Belt 

N/A 
69* 

 

NS4 
Land to the east of 

Newgate Street 
Village 

 

Green Belt 

Site does not lie within 
or adjoin a settlement 

identified in the LUC GB 
Study 3 

 

0 

 

NS5 

 
Land at Ponsbourne 

Park 

 

Green Belt 

Site does not lie within 
or adjoin a settlement 

identified in the LUC GB 
Study 3 

 

0 

Total 85 

*Where scenarios apply, only one capacity figure is included (in this case the highest), in the 
total to avoid double counting 

 

21.3 There were no sites proposed at Newgate Street for employment uses and 

this matter is not considered further. 

 
 

 
Site Selection 2019: Stage 3 – Detailed Assessment 
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21.4 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 21.1, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

 
21.5 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
21.6 Newgate Street is classified in Policy SP3: Settlement Hierarchy as a 

‘Green Belt Village’ where there is considered to be limited scope for Green 

Belt compatible development. 

 
21.7 Given the importance of the Green Belt to the borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. It is therefore assumed within 

the Stage 3 Detailed Assessment that any additional sites that would result in 

‘high’ harm, or ‘very high’ harm to the Green Belt, as identified in the Stage 3 

Green Belt Study would not be appropriate for allocation. 

 
21.8 The sites under consideration at Newgate Street all fall into a ‘high’ harm 

parcel within the Green Belt study and a ‘moderate – high’ parcel within the 

Landscape Sensitivity Study. However, it could be argued that the sites are 

small and are, at least in part, enclosed and contain some existing built 

development. The site NS1 for example, is contained with existing 

development and mature trees. The site NS3 (considered as three different 

parcels) contains some existing built development and is partly contained. 

 
21.9 However, the settlement of Newgate Street falls within one of the lowest tiers 

within the Settlement Hierarchy (SP3) that is washed over by Green Belt with 

limited opportunities for development, providing it is Green Belt compatible. It 

is therefore questionable, if exceptional circumstances exist to justify in- 

setting the settlement as a whole from the Green Belt to allocate sites for a 

relatively limited scale of development, potentially around 40 dwellings if NS1 

and NS3a were proposed for allocation. 

 
21.10 On this basis, and following the detailed Stage 3 assessment, none of the 

additional sites are considered appropriate for allocation. These are shown by 

Table 21.2 along with a brief description of the reasons for the conclusions 

reached. 
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Table 21.2: Results of the Stage 3 Detailed Assessment at Newgate Street 

 
DLP 
2016 
(Site 
Ref) 

HELAA 
2019 

(Site Ref) 

 
Site Name 

 

Urban / 
Green Belt 

 
Notes 

 

Number of 
Dwellings 

 
N/A 

 
NS1 

Land adj. Tolmers 
Park, Carbone Hill 

 
Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 
0 

 

N/A 

 

NS2 

 

Coach and Horses 

 

Green Belt 

Too small to be 
allocated – does 
not fall within an 
inset settlement 

 

0 

 
N/A 

 
NS3a 

Tolmers Park Farm 
(scenario a) 

 
Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 
0 

 
N/A 

 
NS3b 

Tolmers Park Farm 
(scenario b) 

 
Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 
0 

 
N/A 

 
NS3c 

Tolmers Park Farm 
(scenario c) 

 
Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

0 

Total 0 

 
Stage 4 - Settlement Level Assessment 

 
21.11 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages/ Disadvantages, and 

• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries) 

 
21.12 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. Similarly, 

consideration to impact on the Green Belt, such as demonstrating how Green 

Belt boundaries may need to be amended, also benefits from a settlement 

level analysis. 
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Key Infrastructure Issues 

 
21.13 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. Newgate Street was 

not identified as a separate settlement in the 2016 paper, but fell within the 

Rural Areas (south). Given that none of the 2019 promoted sites in Newgate 

Street have passed the Stage 3 assessment and that none are therefore 

proposed for allocation in the Plan, no further detailed infrastructure 

assessment has been undertaken. 

 
Strategic Advantages/Disadvantages 

 
21.14 No strategic advantages or disadvantages have been identified in relation to 

the proposed development sites at Newgate Street. 

 
Green Belt Matters 

 
21.15 As there are no additional sites proposed at Newgate Street there is no need 

to consider the cumulative impacts or potential changes to the Green Belt 

boundaries any further. 

 
Proportional Distribution 

 
21.16 The proportion of households located at Newgate Street is 0.4% of the 

borough, when considered as a whole, and based on the 2011 Census data. 

The proportion of the proposed allocations in the Local Plan 2016 was 0%, 

thus the original draft local plan, as submitted, was proposing a level of 

growth below that necessary to achieve a proportional distribution. 

 
21.17 As no additional sites are proposed the proportion of growth remains at 0% 

and is thus still below a level necessary to support proportional distribution. 

 
21.18 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 6. 

 
Conclusions 

 
21.19 The site selection process has tested five additional sites at Newgate Street. 

However, given that these sites fall within ‘high’ harm parcels, and as a result 

of the assessment overall, especially as it would be necessary to inset the 

settlement as a whole from the Green Belt for what would amount to a limited 

level of development, it is not considered that additional allocations are 

appropriate at this settlement. 
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21.20 A map of Newgate Street has been prepared to illustrate the sites considered 

for potential allocation at this settlement. This can be found at Appendix B. 
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22. Cuffley 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

 
22.1 There were six sites proposed for allocation in the Draft Local Plan 2016 for 

this settlement. These are listed in Table 22.1 that also identifies whether the 

sites are located within an urban or Green Belt location. 

 
Table 22.1: Sites proposed for allocation in the Draft Local Plan 2016 at Cuffley 

 

Draft Local 
Plan 2016 

(Site Ref) 

HELAA 

2019 

(Site Ref) 

 
Site Name 

 

Urban / Green 
Belt 

 

Number of 
Dwellings 

HS26 No02 
36 The Ridgeway and land to the 
rear 

Urban 8 

HS27 Cuf1 Land at the Meadway Green Belt 30 

HS28 Cuf6 Land south of Northaw Road East Green Belt 108 

HS29 Cuf12 Land north of Northaw Road East Green Belt 73 

HS30 Cuf7 Wells Farm, Northaw Road East Green Belt 75 

HS31 No10 
Land west of St Martin de Porres 
Catholic Church 

Urban 5 

Total 299 

 
Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
22.2 The 2019 site selection process considered 13 additional sites, or site options, 

along with the original Local Plan sites listed in Table 22.1. Eight of the 

additional sites failed the HELAA stages (Stages 1 and 2) and five additional 

sites were found to be suitable, available and achievable and therefore 

progressed to the Stage 3 assessment. These are shown by Table 22.2 that 

also lists those sites that failed the HELAA stage with a brief explanation for 

why they were found to be unsuitable. 
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Table 22.2: Results of Stages 1 and 2 (HELAA 2019) of the site selection 

process at Cuffley 

 
 

HELAA 
2019 

(site ref) 

 

Site Name 
Urban / 

Green Belt 

Reason for Exclusion HELAA 2019 
capacity 

 
No95 

Part of the Sopers 
Road Employment 

Area 

 
Urban 

Not suitable for 
residential development 

 
0 

 
Nor2 

Hill View Farm, 
Northaw Road 

West 

 
Green Belt 

Site does not adjoin an 
excluded settlement 

 
0 

Cuf5 
Land at Northaw 

Road East 
Green Belt N/A 412* 

Cuf10 
Land adjacent 1 
The Ridgeway 

Green Belt N/A 32 

Cuf11 Cuffley Hills Barn Green Belt N/A 4 

Cuf12a** 
Land at Northaw 

Road East 
Green Belt N/A 139 

Cuf13 Colesdale Farm Green Belt 
Site does not adjoin an 

excluded settlement 
0 

Cuf14 
Land to the east of 

Colesdale Farm 
Green Belt 

Site does not adjoin an 
excluded settlement 

0 

 

Cuf15 
Land to south east 

of KGV playing 
fields 

 

Green Belt 
 

N/A 
 

176 

 
Cuf16 

Northaw Pumping 
Station, Northaw 

Road East 

 
Green Belt 

 
Lack of suitable access 

 
0 

Cuf17 
Land at Nyn Manor 

(1) 
Green Belt 

Site does not adjoin an 
excluded settlement 

0 

Cuf17a 
Land at Nyn Manor 

(2) 
Green Belt 

Site does not adjoin an 
excluded settlement 

0 

Cuf17b 
Land at Nyn Manor 

(3) 
Green Belt 

Site does not adjoin an 
excluded settlement 

0 

Total 763 

*The capacity of Cuf5 would be reduced to 376 if the site also accommodated a primary 
school. 
**Shown as Cuf12 in the 2019 consultation document. 

 
22.3 There were no sites proposed at Cuffley for employment uses and so this is 

not considered further in this section. 
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Site Selection 2019: Stage 3 – Detailed Assessment 

 
22.4 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 22.2, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

 
22.5 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
22.6 Cuffley is a sustainable location for development that falls within the third tier 

of settlement in Policy SP3: Settlement Hierarchy being a ‘large excluded 

village’ that is inset from the Green Belt and following the two main towns at 

Welwyn Garden City and Hatfield. Cuffley offers a range of services and 

facilities, including some employment opportunities and benefiting from good 

public transport connectivity including a railway station. The settlement scores 

well in the Sustainability Appraisal. 

 
22.7 Given the importance of the Green Belt to the borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. It is therefore assumed within 

the Stage 3 Detailed Assessment that any additional sites that would result in 

‘high’ harm, or ‘very high’ harm to the Green Belt, as identified in the Stage 3 

Green Belt Study would not be suitable for development. 

 
22.8 For these reasons sites Cuf5, Cuf10, Cuf11 and Cuf12a are ruled out as not 

being appropriate for allocation. Cuf12a is a re-submitted site that essentially 

covers an extended area to HS29 (Cuf12), which is identified in the Draft 

Local Plan 2016. These sites would result in ‘high’ harm to the Green Belt if 

they were released for development and would lead to encroachment of the 

countryside and negatively impact the separation between Cuffley and Potters 

Bar. The parcel is open and rural in character and strongly distinct from 

Cuffley. The topography of the land is particularly relevant for these sites, 

located to the west of Cuffley, as the land falls away sharply from the 

settlement such that any development here would significantly impact the 

setting of the settlement and negatively affect the Green Belt. The allocation 

of these sites is not supported. 

 
22.9 Two sites are identified in the Local Plan 2016 to the west of Cuffley that 

adjoin those sites listed above, HS30 (Cuf7) and HS29 (Cuf12). These also 
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fall within a parcel that would lead to ‘high’ harm if they were released. 

However, HS30 (Cuf7) is partly developed with some existing hedgerows 

surrounding the site. The inclusion of HS29 (Cuf12) i.e. the land between 

Cuf7 and the existing settlement edge, and excluding the remainder of the 

much wider Cuf12a site, would provide an opportunity to create defensible 

Green Belt Boundaries. These would be formed to the south east and west of 

the site along existing highways and to the north west of the proposed 

allocation by creating and strengthening a tree/ landscape belt. This approach 

is considered to minimise any impact to the lowest reasonable practical 

extent, whilst still supporting some development at a highly sustainable 

settlement. 

 
22.10 Two existing Local Plan 2016 sites, HS26 (No02) and HS31 (No10) are urban 

thus resulting in no Green Belt impacts if brought forward. Two further Draft 

Local Plan 2016 sites would lead to ‘moderate’ harm to the Green Belt HS27 

(Cuf1) and HS28 (Cuf6). Whilst these sites are partly open and would lead to 

some encroachment of the countryside, they do not extend the settlement 

edge of Cuffley to the east, thus not impacting the separation between Cuffley 

and Goffs Oak. It is considered that clearly defined boundaries can be created 

for these sites and they continue to be considered suitable for allocation. 

 
22.11 One further site is considered at Cuffley (Cuf15). This site falls within a 

‘moderate – high’ parcel within the Green Belt Study (Stage 3) and its release 

would result in encroachment of the countryside. However, development of 

this site would not extend the settlement edge further east than the existing 

eastern edge of the settlement or further south-west than the edge of site 

HS30 (Cuf7), which is proposed for allocation in the Draft Local Plan 2016. 

Part of the southern part of the site can be excluded from development to 

exclude areas of higher flood risk and a woodland buffer is proposed for the 

north-western and eastern parts of the site. It is considered that Green Belt 

boundaries can be created that are robust and defensible and similar in 

strength to the existing. The allocation of this site is therefore considered 

appropriate. 

 
22.12 One site proposed for allocation in the Draft Local Plan 2016, HS28 (Cuf6) for 

108 dwellings is the subject of an outline planning application. Whilst the 

application has not yet been determined, it is considered that sufficient 

evidence exists to demonstrate that it would be possible in principle to 

accommodate 121 dwellings on this site, should the site be taken forward. 

Accordingly, it is considered appropriate to increase the estimated capacity 

from 108 to 121 dwellings. 
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22.13 On this basis, and following the detailed Stage 3 assessment, there is one 

additional site considered appropriate for allocation in addition to the six sites 

identified in the Draft Local Plan 2016. These are shown by Table 22.3, which 

also lists those sites not considered appropriate following the Stage 3 

assessment along with a brief description of the reasons for the conclusions 

reached. 

 
Table 22.3: Results of the Stage 3 Detailed Assessment at Cuffley 

 
Draft 
Local 
Plan 
2016 
(Site 
Ref) 

 

HELAA 
2019 
(Site 
Ref) 

 

 
Site Name 

 
 

Urban / 
Green Belt 

 

 
Notes 

 
 

Number of 
Dwellings 

 

HS26 
 

No02 
36 The 
Ridgeway and 
land to the rear 

 

Urban 
Local Plan 2016 Site.  

5 

 
HS31 

 
No10 

Land west of 
St Martin de 
Porres Catholic 
Church 

 
Urban 

Local Plan 2016 Site.  
5 

HS27 Cuf1 
Land at the 
Meadway 

Green Belt Local Plan 2016 Site. 30 

 
N/A 

 
Cuf5 

Land at 
Northaw road 
East 

 
Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 
0 

 

HS28 
 

Cuf6 
Land south of 
Northaw Road 
East 

 

Green Belt 
Local Plan 2016 Site.  

121 

 

HS30 
 

Cuf7 
Wells Farm, 
Northaw Road 
East 

 

Green Belt 
Local Plan 2016 Site.  

75 

 
N/A 

 
Cuf10 

Cuffley Hills 
Barn 

 
Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 
0 

 
N/A 

 
Cuf11 

Cuffley Hills 
Barn 

 
Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 
0 

 

HS29 
 

Cuf12 
Land at 
Northaw Road 
East 

 

Green Belt 
Local Plan 2016 Site. 73 

 
N/A 

 
Cuf12a 

Land at 
Northaw Road 
East 

 
Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

0 

 

N/A 
 

Cuf15 
Land to south 
east of KGV 
playing fields 

 

Green Belt 
 

N/A 
176 

Total 485 
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Stage 4 - Settlement Level Assessment 

 
22.14 The Stage 4 assessment provides the final level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages/ Disadvantages, and 

• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries). 

 
22.15 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. Similarly, 

consideration to impact on the Green Belt, such as demonstrating how Green 

Belt boundaries may need to be amended, also benefits from a settlement 

level analysis. 

 
Key Infrastructure Issues 

 
22.16 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. The following sub- 

sections provide an up-to-date position on the same range of infrastructure 

issues so as to understand any key constraints or opportunities, which may 

support, or constrain, levels of growth or the timing of delivery. 

 
Secondary Schools 

 
22.17 The secondary school strategy employed by Hertfordshire County Council 

(HCC) is to consider the total growth in demand for places arising from 

developments to the south of Hatfield, including Welham Green, Brookmans 

Park, Little Heath and Cuffley. Existing secondary schools serving this area 

include Chancellors at Brookmans Park as well as schools in Potters Bar and 

in Broxbourne Borough. 

 
22.18 The demand for secondary school places arising from the housing growth 

across the Borough in the Draft Local Plan 2016 could be satisfactorily 

accommodated through providing two new secondary schools and limited 

expansion at certain existing secondary schools. The new school sites were 

at Birchall Garden Suburb in East Herts (EWEL1) and at North-west Hatfield 
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(SDS5 (Hat1)). These schools were sized at 6-8FE and 8-10FE respectively. 

 
22.19 In 2019, with additional housing sites being added, HCC has assessed that to 

accommodate the additional demand arising from the southern villages (about 

3.7FE in total) together with additional growth in the Welwyn Garden City and 

Hatfield areas, a third new secondary school at 6-8FE will be required, 

preferably in the south Hatfield area. The preferred location for this school is 

at the HCC-owned site of New Barnfield, Travellers Lane, Hatfield. 

 
22.20 A Statement of Common Ground exists between the Council and HCC, in 

which HCC commits to making the New Barnfield site available for a new 

secondary school subject to certain caveats. The site is currently allocated as 

a waste site in HCC’s adopted Waste Site Allocations Plan from 2014, 

however this allocation is no longer required, subject to the Council working 

with HCC to identify a new site for a Household Waste Recycling Centre. This 

work is well underway, with a planning application submitted for a site in 

Welwyn Garden City. 

 
22.21 As regards Chancellors School, HCC advises that 1FE of capacity has been 

prioritised for Hatfield pupils from 2019. The provision of the new school at 

south Hatfield would release capacity at Chancellors for pupils living further 

south in the Borough, including Cuffley. It is expected that a significant 

proportion of secondary pupils from Cuffley will continue to attend Goffs 

School in Broxbourne Borough. 

 
Primary schools 

 
22.22 In 2019, the additional number of dwellings proposed for Cuffley, including 

those sites previously identified in the Draft Local Plan 2016, is 485. This is 

equivalent to almost 1FE. The existing Cuffley School does not have capacity 

to expand, therefore this additional 1FE demand would be met through a 1FE 

expansion of Woodside Primary School in Goffs Oak, in the neighbouring 

Borough of Broxbourne. HCC advises that, taking into account other new 

school capacity being built in Broxbourne in response to housing growth, 

there would be an additional 1FE of expansion capacity available at Andrews 

Lane School if required. 

 
Highways 

 
22.23 Transport modelling work has been undertaken using Hertfordshire County 

Council’s COMET model to assess increases in congestion and waiting times 

at key junctions on the network, which are likely to arise as a result of 

development of the selected local plan sites. 
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22.24 Cuffley is located some distance away from the principal road network of the 

Borough, but experiences significant local congestion which can be 

exacerbated by the roads through the village being used at times as a 

diversion route from the M25. Significant delays regularly occur along 

Northaw Road East, with particular problems at the Cattlegate Road junction 

to the west of the village, and the Station Road junction in the village centre. 

 
22.25 Although highway capacity mitigation measures were not originally covered by 

the transport modelling work, later COMET model runs do include provision 

for the priorities at the two key road junctions to be changed, which HCC as 

Highway Authority considers would improve traffic flow through the village and 

reduce queuing. Subject to these highway improvements, HCC does not 

consider that there will be a severe impact on the highway arising from the 

proposed additional sites. 

 
Utilities 

 
22.26 In terms of sewerage infrastructure, new development at Cuffley will 

drain to the Deephams sewage treatment works in Edmonton, north London. 

During the Plan period, substantial additional development in neighbouring 

districts, as well as development in Welwyn Hatfield, will drain to these works. 

The works have very recently been subject to a major upgrade. Accordingly, 

Thames Water has raised no issues with either infrastructure capacity or lead- 

in times in relation to the development of these sites, as any improvements to 

the network will be programmed in, in accordance with the pace of 

development. 

 
Strategic Advantages/Disadvantages 

 
22.27 There are no strategic advantages or disadvantages associated with any of 

the proposed development sites at Cuffley other than that two of the promoted 

sites were offered as potential locations, either for a new primary school 

(Cuf5), or GP provision (Cuf5 and Cuf12). The possibility of a school and GP 

surgery at Cuf5 was not a factor of sufficient weight to overcome the weight of 

the harm that would be caused to the Green Belt through allocation of Cuf5 as 

a housing site. As stated in the Key Infrastructure Issues Section (above) 

there is an alternative solution to the education issue, not involving the 

allocation of Cuf5. Cuf12 was already proposed for allocation in the Draft 

Local Plan 2016 as HS29. 
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Green Belt Matters 

 
22.28 Following the Stage 3 assessment, seven sites are proposed for allocation in 

the Local Plan at Cuffley. Six of these sites were included in the Local Plan 

2016, as submitted, and one is additional. 

 
22.29 Consideration is needed for how the Green Belt boundary could be amended 

to Cuffley as a whole, to ensure, in accordance with national policy, that 

boundaries are defined clearly, using physical features that are readily 

recognisable and likely to be permanent. 

 
22.30 The site-by-site assessment (Stage 3) considers Green Belt impact in detail, 

including harm to Green Belt purposes and to the Green Belt as a whole, 

consideration to how releasing sites would relate to Green Belt boundaries 

and how the Calverton Test requirements (tests 4 and 5) are met. These 

detailed assessments are shown by Appendix A. 

 
22.31 Consideration for exceptional circumstances and the other Calverton Tests 

(tests 1 to 3) are discussed more in Section 6, as these apply more generally 

to the borough as a whole. 

 
22.32 As discussed, the majority of the additional sites proposed at Cuffley are not 

supported for allocation as they would lead to ‘high’ impact to the Green Belt. 

The topography of the land is particularly relevant as it is both distinct and 

falls away sharply from the existing settlement. On this basis, only one 

additional site is proposed to be allocated to those already identified in the 

Draft Local Plan 2016. This site (Cuf15) would lead to encroachment of the 

countryside and Green Belt, but it would not extend the urban edge of the 

settlement further east than the existing edge or further south-west than 

development proposed at HS30 (Cuf7). 

 
22.33 The other sites identified at Cuffley in the Draft Local Plan 2016 are either 

urban, thus leading to no Green Belt impacts, or fall within lower harm parcels 

and would not result in extending the urban edge of the settlement beyond the 

existing to the east . 

 
22.34 It is therefore considered that Green Belt impacts can be reduced to their 

lowest reasonable practical extent by excluding those sites that would lead to 

‘high’ harm and by ensuring that new Green Belt boundaries can be created 

that are robust and defensible. Development on the southern part of Cuf15 is 

excluded from development to ensure flood risk areas are undeveloped. A 

woodland buffer will also be created on the north-western and eastern parts of 

this site. 
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Proportional Distribution 

 
22.35 The proportion of households located at Cuffley is 4% of the borough, when 

considered as a whole, and based on the 2011 Census data. The proportion 

of the proposed allocations in the Local Plan 2016 was 3.7%, i.e. slightly 

below a level of development that would have achieved an equal distribution 

of development. 

 
22.36 Where additional provision for housing is proposed within the emerging local 

plan, it is inevitable that the proportion of the distribution by settlement area 

will change. This is partly because the opportunities for finding additional sites 

at the two main towns is not unlimited, and most of the development 

opportunities at these two locations (Welwyn Garden City and Hatfield) will 

already have been utilised in the original local plan, as submitted, and 

because the next most sustainable locations for development will be at the 

large excluded (inset) villages, such as Cuffley. 

 
22.37 For the reasons set out above, it is inevitable that the proportion of growth at 

Cuffley is increased by proposing additional development sites at this 

settlement. As a result of the sites proposed in this paper, the proportion goes 

up to 4.1%, which in this case, makes the proportion of development at 

Cuffley more consistent with the proportion of households located at the 

settlement. 

 
22.38 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 25. 

 
Conclusions 

 
22.39 The site selection process has tested 13 additional sites, in addition to re- 

appraising those sites proposed in the Local Plan 2016. This work has 

resulted in one additional site being proposed for allocation at Cuffley in 

addition to the six already proposed in the Local Plan 2016. 

 
22.40 Consideration has been given to minimising harm to the Green Belt, to 

ensuring the proposed change to Green Belt boundaries are robust and 

defensible and that the level of development is sustainable. 

 
22.41 Cuffley is a sustainable location for development within the borough and falls 

into the most sustainable tier of settlement following only the two main towns 

of Welwyn Garden City and Hatfield. The lack of additional sites being put 

forward for allocation is a reflection on the topography of the sites proposed 

and the level of harm to the Green Belt that would result in their allocation. It 

is however the case that the relatively small increase in proposed 
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development at Cuffley leads to the proposed growth matching more closely 

the proportional distribution. I.e. Cuffley contains 4% of the boroughs 

households and this is matched with 4.1% of the proposed growth being 

directed to this settlement. 

 
22.42 Table 22.4 lists those sites recommended for allocation in the Local Plan at 

Cuffley. 

 
Table 22.4: Sites proposed for allocation in the emerging Local Plan at Cuffley 

as updated in 2019 

Draft 
Local 
Plan 
2016 
(Site 
Ref) 

 

HELAA 
2019 
(Site 
Ref) 

 

 
Site Name 

 
 

Urban / 
Green Belt 

 

 
Notes 

 
 

Number of 
Dwellings 

 
HS26 

 
No02 

36 The 
Ridgeway and 
land to the 
rear 

 
Urban 

Local Plan 2016 
Site. Updated 

capacity 

 
5 

 
 

HS31 

 
 

No10 

Land west of 
St Martin de 
Porres 
Catholic 
Church 

 
 

Urban 

 
 

Local Plan 2016 Site 

 
 

5 

HS27 Cuf1 
Land at the 
Meadway 

Green Belt Local Plan 2016 Site 30 

 
HS28 

 
Cuf6 

Land south of 
Northaw Road 
East 

 
Green Belt 

Local Plan 2016 
Site. Updated 

capacity 

 
121 

 

HS30 
 

Cuf7 
Wells Farm, 
Northaw Road 
East 

 

Green Belt 
 

Local Plan 2016 Site 
 

75 

 

HS29 
 

Cuf12 
Land at 
Northaw Road 
East 

 

Green Belt 
 

Local Plan 2016 Site 
 

73 

 

N/A 
 

Cuf15 
Land to south 
east of KGV 
playing fields 

 

Green Belt 
Considered for 

Allocation 

 

176 

Total 485 

 

22.43 A settlement map has been prepared to illustrate the proposed change to the 

Green Belt boundary as a result of the proposed sites for allocation. These 

are shown by Figure 22.1. A map of Cuffley has also been prepared to 

illustrate the sites proposed for allocation, along with those sites that are too 

small to be allocated (less than 5 dwellings) and those found to be unsuitable. 

This can be found at Appendix B. 
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Figure 22.1: Proposed change to Green Belt boundary at Cuffley to inform the emerging WHBC Local Plan as updated in 2019 
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23. Northaw 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

23.1 There were no sites proposed for allocation in the Draft Local Plan 2016 for 

this settlement. 

 
Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
23.2 The 2019 site selection process considered six additional sites, or site 

options. Two of the additional sites were found to be suitable, available and 

achievable and therefore progressed to the Stage 3 assessment. These are 

shown by Table 23.1 that also lists that sites that failed the HELAA stage with 

a brief explanation for why they were found to be unsuitable. 

 
Table 23.1: Results of Stages 1 and 2 (HELAA 2019) of the site selection 

process at Northaw. 

 

HELAA 2019 
(Site Ref) 

Site Name 
Urban / 

Green Belt 
Reason for Exclusion Number of 

Dwellings 

 
Nor1 

Land at Coopers 
Lane 

 
Green Belt 

Site does not lie within or 
adjoin a settlement identified 

in the LUC GB Study 3 

 
0 

 
Nor3 

Northaw Place 
Coopers Lane 

 
Green Belt 

Site does not lie within or 
adjoin a settlement identified 

in the LUC GB Study 3 

 
0 

 
Nor12 

The Grange 
Coopers Lane 

 
Green Belt 

Site does not lie within or 
adjoin a settlement identified 

in the LUC GB Study 3 

 
0 

 
Nor13 

Land at Park Farm 
Northaw Road 

West 

 
Green Belt 

 
N/A 

 
10 

 

Nor13a 

Land and buildings 
at Park Farm, 
Northaw Road 

West 

 

Green Belt 

 

N/A 

 

(10)* 

 
Nor14 

Land north of 
Northaw Road 

West 

 
Green Belt 

 
Impact on Heritage Assets 

 
0 

Total 10 

 
*Note – Nor13 and Nor13a are alternative scenarios, only one capacity included in total to 

avoid double counting. 

 
23.3 There were no sites proposed at Northaw for employment uses and this 

matter is not considered further. 
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Site Selection 2019: Stage 3 – Detailed Assessment 

 
23.4 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 23.1, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

 
23.5 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
23.6 Northaw is classified in Policy SP3: Settlement Hierarchy as a ‘Green Belt 

Village’ being washed-over by the Green Belt and where there is limited 

scope for new development if compatible with the Green Belt. 

 
23.7 Given the importance of the Green Belt to the borough, particular 

consideration is given to the nature and extent of harm to the Green Belt that 

would result in releasing sites for development. It is therefore assumed within 

the Stage 3 Detailed Assessment that any additional sites that would result in 

‘high’ harm, or ‘very high’ harm to the Green Belt, as identified in the Stage 3 

Green Belt Study would not be appropriate for allocation. 

 
23.8 At Northaw, the two sites being considered, Nor13 and Nor13a, fall into a 

‘high’ harm parcel in Green Belt terms. Site Nor13a essentially forms an 

extended version of Nor13 and includes the buildings associated with New 

Park Farm. 

 
23.9 The allocation of either of these sites would result in ‘high’ harm to the Green 

Belt in addition to the necessity to exclude (inset) Northaw from the Green 

Belt, which would, in itself, also lead to ‘high’ harm. The land slopes down 

from the settlement and release of the sites would lead to encroachment on 

the countryside. It is considered that any settlement expansion (through the 

release of any part of Nor13/13a) would weaken the distinction between the 

ridge top settlement and open valley sides, thus weakening the integrity of the 

wider Green Belt and diminishing settlement gaps. 
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23.10 The scale of impact at Northaw would clearly be less if the level of 

development was reduced to a very limited extent (the HELAA concluded that 

an estimated capacity of 10 dwellings on a limited part of each of the 

promoted site options considered), but any allocation would require the 

insetting of the settlement from the Green Belt, which is not considered to be 

justified for such a limited scale of development. Even this limited scale of 

growth would lead to high harm to the Green Belt and there is no potential for 

increasing the scale of growth without increasing the level of impact. 

 
23.11 On this basis, and following the detailed Stage 3 assessment, none of the 

sites are considered appropriate for allocation. These are shown by Table 

23.2 along with a brief description of the reasons for the conclusions reached. 

 
Table 23.2: Stage 3 Detailed Assessment at Northaw. 

 
 

DLP 
2016 
(Site 
Ref) 

HELAA 
2019 

(Site Ref) 

 
Site name 

 

Urban / 
Green Belt 

 
Notes 

 

Number of 
Dwellings 

 
N/A 

 
Nor13 

Land at Park Farm 
Northaw Road West 

 
Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 
0 

 
N/A 

 
Nor13a 

Land and buildings 
at Park Farm, 
Northaw Road West 

 
Green Belt 

Harm to the Green 
Belt outweighs the 
benefits of the site 

 
0 

Total 0 

 

Stage 4 - Settlement Level Assessment 

 
23.12 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages/ Disadvantages, and 

• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries) 
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23.13 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. Similarly, 

consideration to impact on the Green Belt, such as demonstrating how Green 

Belt boundaries may need to be amended, also benefits from a settlement 

level analysis. 

 
Key Infrastructure Issues 

 
23.14 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. Northaw was not 

identified as a separate settlement in the 2016 paper, but fell within the Rural 

Areas (south). Given that none of the 2019 promoted sites in Northaw have 

passed the Stage 3 assessment and that none are therefore proposed for 

allocation in the Plan, no further detailed infrastructure assessment has been 

undertaken. 

 
Strategic Advantages/Disadvantages 

 
23.15 No strategic advantages or disadvantages have been identified in relation to 

the proposed development sites at Northaw. 

 
Green Belt Matters 

 
23.16 As there are no additional sites proposed at Northaw there is no need to 

consider the cumulative impacts or potential changes to the Green Belt 

boundaries and further 

 
Proportional Distribution 

 
23.17 The proportion of households located at Northaw is 0.5% of the borough, 

when considered as a whole, and based on the 2011 Census data. The 

proportion of the proposed allocations in the Local Plan 2016 was 0%, thus 

the original draft local plan, as submitted, was proposing a level of growth 

below that necessary to achieve a proportional distribution. 

 
23.18 As there are no sites proposed in this paper to be allocated at Northaw, the 

proportion of growth does not change and remains at 0%. 

 
23.19 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 6. 
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Conclusions 

 
23.20 The site selection process has tested six additional sites, there were no sites 

proposed in the Local Plan 2016. This work has resulted in no additional sites 

being proposed for allocation at Northaw. All sites under consideration fall into 

‘high’ harm parcels and their allocation is considered to not be outweighed by 

any advantages associated with the development. Notwithstanding the harm 

associated with development, any proposals for allocation would necessitate 

the insetting of the settlement of Northaw as a whole and this is not 

considered appropriate, especially given the limited level of development 

under consideration. 

 
23.21 A map of Northaw has been prepared to illustrate the sites considered for 

potential allocation at this settlement. This can be found at Appendix B. 
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24. Rural Areas 

 
Draft Local Plan 2016: Sites Proposed for Allocation 

 
24.1 There were three sites proposed for allocation in the Draft Local Plan 2016 for 

the wider rural areas of the borough, i.e. outside of all of the individual 

settlements. These are listed in Table 24.1 that also identifies whether the 

sites are located within an urban or Green Belt location. 

24.2 However, it should be noted that as part of the Local Plan Examination 

Hearing Session 4, it was proposed that site HS34 (GTLAA09) be deleted 

from the plan6 and on this basis, this site is not considered further in this 

section. 

Table 24.1: Sites proposed for allocation in the Draft Local Plan 2016 for the 

Rural Areas 
 

Draft Local 
Plan 2016 
(Site Ref 

HELAA 

2019 

(Site Ref) 

 
Site Name 

 
Urban / 

Green Belt 

 
Number of 
Dwellings 

SDS6 Hat15 Symondshyde – new village Green Belt 1,130 

HS33 GTLAA08 Barbaraville, Mill Green Green Belt 4 pitches 

HS34 GTLAA09 Coopers Green Lane, Hatfield Green Belt 10 pitches 

Total 
1,130 dwellings + 14 

pitches 

 
Site Selection 2019: Stage 1 and 2 – HELAA 2019 

 
24.3 The 2019 site selection process considered eleven additional sites, or site 

options. In order to direct growth to the most sustainable locations within the 

borough, sites that do not lie within or adjoin an excluded settlement fail at the 

Stage 1 of the HELAA. Whilst certain exceptions apply, none of the eleven 

additional sites were considered to meet any of the exceptions7. As a result, 

none of the additional sites passed the Stage 1 sift and therefore did not 

progress to the Stage 2 or 3 assessment. These are shown by Table 24.2 

with a brief explanation for why they were found to be unsuitable. 

 
6 Provision for the ten pitches originally proposed at site HS34 is now proposed to made at SDS6 
Symondshyde (6 pitches), plus off-site delivery at HS33 (4 pitches). An increase in pitch provision will 
also apply at site SDS5 (from 11 to 15 pitches). Modifications follow the Examination Hearing 
Session, Stage 4 
7 An exception includes whether a site could form a new standalone village settlement. However, for 
such a new settlement to be considered sustainable, it was considered necessary to accommodate at 
least 1,000 dwellings as this would facilitate delivery of a two form-entry primary school and local 
centre. None of the sites considered here could accommodate this level of development, the largest 
was under 500 dwellings. 
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24.4 There were no sites proposed within the wider rural areas for employment 

uses and so this is not considered further in this section. 

Table 24.2: Results of Stages 1 and 2 (HELAA 2019) in the Rural Areas 
 

HELAA 
2019 (Site 

ref) 

 

Site Name 
Urban / 

Green Belt 

 

Reason for Exclusion 
Number of 
Dwellings 

 

RN1 
Land between 

Danesbury Park Road 
and Reynard Road 

 

Green Belt 

Site does not adjoin an excluded 
settlement or lie within or adjoin 

a settlement identified in the 
LUC GB Study 3 

 

0 

 

RN2 

 
Land at Wych Elm 

Lane 

 

Green Belt 

Site does not adjoin an excluded 
settlement or lie within or adjoin 

a settlement identified in the 
LUC GB Study 3 

 

0 

 
RN3 and 

RN3a 

 
Land adjacent Saw 
Mill, 27 Ayot Green 

 

Green Belt 

Site does not adjoin an excluded 
settlement or lie within or adjoin 

a settlement identified in the 
LUC GB Study 3 

 

0 

 

RN4 

 

Brockett Hall Estate 

 

Green Belt 

Site does not adjoin an excluded 
settlement or lie within or adjoin 

a settlement identified in the 
LUC GB Study 3 

 

0 

 

RN5 

 
Land adjacent Ayot 

Greenway 

 

Green Belt 

Site does not adjoin an excluded 
settlement or lie within or adjoin 

a settlement identified in the 
LUC GB Study 3. 

 

0 

 

BrP17 

 
Land east of Swanland 

Road 

 

Green Belt 

Site does not adjoin an excluded 
settlement or lie within or adjoin 

a settlement identified in the 
LUC GB Study 3. 

 

0 

 

RS1 

 

Firs Wood Close 

 

Green Belt 

Site does not adjoin an excluded 
settlement or lie within or adjoin 

a settlement identified in the 
LUC GB Study 3 

 

0 

 

RS1a 

 

Firs Wood Close 

 

Green Belt 

Site does not adjoin an excluded 
settlement or lie within or adjoin 

a settlement identified in the 
LUC GB Study 3 

 

0 

 

RS2 

 
Essendon Pumping 

Station, Holwell Lane 

 

Green Belt 

Site does not adjoin an excluded 
settlement or lie within or adjoin 

a settlement identified in the 
LUC GB Study 3 

 

0 

 

RS3 

 
Land north of 

Queenswood School 

 

Green Belt 

Site does not adjoin an excluded 
settlement or lie within or adjoin 

a settlement identified in the 
LUC GB Study 3 

 

0 

 

RS4 

 

Ramsey Close 

 

Green Belt 

Site does not adjoin an excluded 
settlement or lie within or adjoin 

a settlement identified in the 
LUC GB Study 3 

 

0 

 

RS5 
North Mymms Water 

Treatment site, 
Warrengate Road 

 

Green Belt 

Site does not adjoin an excluded 
settlement or lie within or adjoin 

a settlement identified in the 
LUC GB Study 3 

 

Total 0 
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Site Selection 2019: Stage 3 – Detailed Assessment 

 
24.5 Stage 3 of the site selection process involved a more detailed assessment of 

the shortlisted sites, shown by Table 24.2, on a site-by-site basis and 

informed by a series of evidence and appraisals, as explained in Sections 7, 8 

and 9 of this paper. These included consideration of the Green Belt Study, 

Sustainability Appraisal and the Calverton High Court Judgement that relates 

to how ‘exceptional circumstances’ are demonstrated for releasing Green Belt 

sites for development. 

 
24.6 The individual site assessments are summarised in the site templates 

included in Appendix A of this paper and a brief summary of the findings are 

presented in the following paragraphs. 

 
24.7 Given that none of the promoted sites listed in Table 24.2 progressed to the 

Stage 3 assessment, the work here has really just considered if the existing 

proposals remain appropriate. 

 
24.8 The inclusion of a proposed new village settlement was subject to substantial 

evidence and justification to inform the original Draft Local Plan 2016. This 

site (SDS6) falls within a ‘moderate – high’ harm parcel, but ensures that 

sufficient openness remains between Hatfield and the proposed village at 

Symondshyde and that, on balance, the contribution to the borough’s housing 

requirement justifies the impact on the Green Belt. This conclusion remains 

supported. The proposed number of dwellings supported at this site is 

increased slightly from 1130 to 1136 dwellings. 

 
24.9 The only other site proposed for allocation in the wider rural areas is a small 

extension to an existing Gypsy and Traveller site located at Barbaraville. 

Whilst this site falls within a ‘very high’ harm parcel, the proposal is a small 

extension to an existing site that would be considered to have very limited 

impact on the Green Belt. Landscaping and site boundaries would also assist 

in minimising harm to the lowest reasonable extent. 

 
24.10 On this basis, and following the detailed Stage 3 assessment, both of the 

Draft Local Plan 2016 proposals continue to be considered appropriate for 

allocation. These are shown by Table 24.2. 
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Stage 4 - Settlement Level Assessment 

 
24.11 The Stage 4 assessment provides a further level of assessment to ensure the 

Council’s approach to site selection is comprehensive and to ensure that 

some of the evidence and appraisals are considered at a settlement level as 

well as on a site-by-site basis. This is particularly important to ensure a 

holistic and comprehensive approach is followed. Relevant evidence and 

appraisals include: 

 
• Key Infrastructure Issues 

• Strategic Advantages/ Disadvantages, and 

• Green Belt Matters (exceptional circumstances and Green Belt 

boundaries) 

 
24.12 There are clearly overlapping interests between key infrastructure 

requirements and strategic advantages and disadvantages and the level of 

growth at a settlement overall may impact on these factors. Similarly, 

consideration to impact on the Green Belt, such as demonstrating how Green 

Belt boundaries may need to be amended, also benefits from a settlement 

level analysis. 

 
Key Infrastructure Issues 

 
24.13 The 2016 Sites Selection Paper set out the key infrastructure issues by 

settlement as they were understood to be at that time. For the rural areas, the 

proposed new settlement at Symondshyde remains in 2019 as the only 

substantial new housing allocation. The following sub-sections provide an up- 

to-date position on the same range of infrastructure issues so as to 

understand any key constraints or opportunities, which may support, or 

constrain, levels of growth or the timing of delivery. 

 
Secondary Schools 

 
24.14 The proposed new settlement at Symondshyde (SDS6 or Hat15) is located 

about 1km north-west of the site allocation at North-west Hatfield (SDS5 or 

Hat1). At a capacity of 1,136 dwellings, Symondshyde would generate the 

equivalent of 2.26FE, which could be accommodated within the new 8-10FE 

secondary school proposed for SDS5 (Hat1). 
 
 
 
 
 
 
 
 

 

Page 237



203  

Primary schools 

 
24.15 Hertfordshire County Council (HCC) as education authority considers it likely 

that the primary age pupil yield from the Symondshyde development could be 

accommodated within the new 2FE primary school proposed within the new 

settlement. Should there be insufficient room within this 2FE school for all 

children from the development, use could be made of the new primary 

capacity at SDS5 (Hat1). 

 
Highways 

 
24.16 It is recognised that the Symondshyde site is not currently well-served by the 

road network or other transport infrastructure. The proposed development of 

Symondshyde for housing would need to be accompanied by substantial 

investment in transport links. This would take the form of two new access 

roads, one from Green Lanes and one from Coopers Green Lane at the 

junction with Great Braitch Lane. These routes would also provide dedicated 

cycle and footpath links. 

 
24.17 Highway improvements would also be sought, to include a capacity 

enhancement at the existing Green Lanes/Coopers Green Lane roundabout 

(one of the schemes specified in the schedule to the Infrastructure Delivery 

Plan (IDP)) and improved cycle and footpath routes along Coopers Green 

Lane itself. Development at Symondshyde at the scale proposed will also 

impact traffic congestion and waiting times at the Stanborough roundabouts 

(B653/A6129) either side of the A1 (M). Highway improvements at this 

location are also included in the IDP. Subject to the above measures, HCC as 

Highway Authority does not consider that the development of the site would 

have a severe effect on the operation of the highway network. 

 
24.18 The settlement at Symondshyde will need to be served by a public transport 

option. This could take the form of a diversion of an existing bus route, a new 

subsidised route, or a demand-responsive bus service. Encouragement of 

modal shift to walking, cycling and public transport will be a very important 

factor in mitigating the cumulative traffic effects of development at SDS6 

(Hat15) Symondshyde and SDS5 (Hat1) North-west Hatfield. 
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Utilities 

 
24.19 The development of a new settlement at Symondshyde will require significant 

extension of capacity in existing utilities networks. In particular, a new waste 

water trunk sewer will be required in order to drain the development to Mill 

Green sewage treatment works (STW). This will effectively take the form of an 

extension to the new trunk sewer which will be required to drain later phases 

of the development site at North-west Hatfield (SDS5 or Hat1) to Mill Green. 

The combined increased load will also require capacity improvements at Mill 

Green STW which will be programmed by Thames Water. Because of this, 

Thames Water recommend a lead-in time of three to five years from any grant 

of planning permission to provide the necessary infrastructure. 

 
Strategic Advantages/Disadvantages 

 
24.20 The creation of a new village settlement (SDS6) provides an opportunity to 

facilitate bespoke design without significant constraint associated by existing 

development and to make provision for a new primary school, local shop and 

community building and formal and informal open space, thus creating a 

comprehensive master-planned approach to forming a new settlement. This 

clearly presents a significant strategic advantage. 

 
Green Belt Matters 

 
24.21 Following the Stage 3 assessment, two sites are proposed for allocation in the 

Draft Local Plan across the wider rural areas. 

 
24.22 The site-by-site assessment (Stage 3) considers Green Belt impact in detail, 

including harm to Green Belt purposes and to the Green Belt as a whole, 

consideration to how releasing sites would relate to Green Belt boundaries 

and how the Calverton Test requirements (tests 4 and 5) are met. These 

detailed assessments are shown by Appendix A. 

 
24.23 Consideration for exceptional circumstances and the other Calverton Tests 

(tests 1 to 3) are discussed more in Section 6, as these apply more generally 

to the Borough as a whole. 
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24.24 It is proposed that the new village settlement SDS6 (Hat15) is excluded (inset) 

from the Green Belt. As discussed, detailed consideration has been given to 

the level of impact and minimising harm. The allocation of the other site in the 

Rural Areas HS33 (GTLA008) will result in a limited ‘inset’ from the Green Belt 

and will be identified for traveller pitches only, consistent with the National 

Planning policy for Traveller Sites8. No further changes are proposed. 

 
Proportional Distribution 

 
24.25 The proportion of households located across the rural areas, i.e. not 

associated with any of the individual settlements is 2.5% of the borough, when 

considered as a whole, and based on the 2011 Census data. The proportion 

of the proposed allocations in the Draft Local Plan 2016 was 14.2%, reflecting 

the proposed new village settlement and thus the original Draft Local Plan 

2016, was proposing a level of growth above that necessary to achieve a 

proportional distribution. 

 
24.26 Where additional provision for housing is proposed within the emerging local 

plan, it is inevitable that the proportion of the distribution by settlement area 

will change. However, as the level of growth is increasing elsewhere across 

the district, mainly at the larger villages, the result of the sites proposed in this 

paper, the proportion at the rural areas actually goes down to 9.6%. Clearly 

this is closer to a level of growth necessary to meet a proportional distribution 

and reflect the proposal for the creation of a new settlement. 

 
24.27 How this relates to the change in distribution across the borough as a whole is 

discussed in more detail in Section 25. 

 
Conclusions 

 
24.28 There are only two sites considered in this section, a small expansion to an 

existing Gypsy and Traveller site and the creation of a new standalone village 

settlement. This is because all other sites promoted in the Rural Areas would 

not assist in directing growth towards the most sustainable locations. 

 
24.29 The justification for inclusion of a new village settlement has been established 

to inform the Draft Local Plan 2016 and this continues to be supported. It 

provides an opportunity to plan for a significant level of housing, helping to 

ensure the borough’s housing requirement is met in full, in a sustainable way 

and to minimise impact on the Green Belt. 
 

 
8 MHCLG (2015) Planning policy for traveller sites 2015. Policy E, Paragraphs 16 and 17. 
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24.30 Table 24.3 lists those sites recommended for allocation in the Local Plan 

across the wider rural areas. 

 
Table 24.3: Sites proposed for allocation in the emerging Local Plan 

across the Rural Areas as updated in 2019. 

 

Draft Local 
Plan 2016 
(Site Ref 

HELAA 

2019 

(Site Ref) 

 
Site Name 

 

Urban / 
Green Belt 

 

Number of 
Dwellings 

SDS6 Hat15 Symondshyde – new village Green Belt 1,136 

HS33 GTLAA08 Barbaraville, Mill Green Green Belt 4 pitches 

 

Total 
1,136 dwellings + 

4 pitches 

 
 

24.31 A settlement map has been prepared to illustrate the proposed change to the 

Green Belt boundary as a result of the proposed sites for allocation. These 

are shown by Figure 24.1. 

 
24.32 A map of Rural Areas has been prepared to illustrate the sites considered for 

potential allocation at this settlement. This can be found at Appendix B. 
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Figure 24.1: Proposed change to Green Belt boundary within the Rural Areas to inform the emerging WHBC Local Plan as 

updated in 2019. 
 
 

P
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25. Distribution of Growth 

25.1 In the 2016 Housing Site Selection background paper, an illustration was 

provided of the objectively assessed need (OAN) distributed on a 

proportionate basis to the boroughs main towns, and excluded villages. A 

slightly different approach has been taken in this paper (i.e. the 2019 Sites 

Selection Paper), as explained in the following section. 

25.2 The table over-page (Table 25.1) illustrates the level of growth proposed in 

the Draft Local Plan 2016 (as submitted) compared to the revised position in 

2019, arising from the recommendations set out in this paper. These figures 

are also compared to the proportion of households in the borough’s towns and 

excluded (inset) villages, together with a number of villages which are 

currently washed over by the Green Belt, as based on the 2011 Census data. 

The remainder of the borough, outside all of the settlements has been 

referred to as the rural areas1. 

25.3 A further table (Table 25.2) illustrates how these changes in the proportional 

distribution, compare for the categories of settlements, as set out in the 

Settlement Hierarchy (Policy SP3: Settlement Hierarchy) as included in the 

Draft Local Plan 2016. 

25.4 Overall, it is clear that by far the greatest change between the Draft Local 

Plan 2016 and the proposed changes in 2019, are the increased proportions 

of development being proposed for allocation at the large excluded (inset) 

villages. The proportion of growth directed to the two main towns of Welwyn 

Garden City and Hatfield continues to be by far the largest proportion and the 

level of growth directed to the smaller settlements continues to be 

comparatively small. 

25.5 In fact, the proportion of growth at the three lowest tier of settlements (small 

excluded villages and settlements; Green Belt villages; and the small Green 

Belt villages and settlements) is actually closer to the proportion of household 

across the Borough based on the 2011 Census with the 2019 proposed 

changes to the plan, compared to the 2016 plan. 

25.6 It is inevitable that the proportion of growth changes as a result of increasing 

the proposed supply of housing as set out in this paper. However, ensuring 

that the two main towns continue as the main focus of growth, still over 66%, 

with the next most sustainable settlements, i.e. the large excluded (inset) 

villages, being the main focus of the additional growth, acts as an illustration 

of the relative sustainability of the 2019 proposed plan changes. 
 
 
 
 
 

1 Noting that the council’s consultation in 2019 on sites promoted through the Call for Sites 2019 split 
the borough’s rural areas into Rural North and Rural South. 
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Table 25.1: Distribution of proposed growth in the Draft Local Plan 2016 

compared to the updated 2019 proposed allocations and by the proportion of 

households based on the 2011 Census data, by settlements. 
 

 
 
 

Settlement 

 
Proportion of 

Households 

(2011 

Census) 

 

Draft Local Plan 

2016 - Proportion of 

Total Allocations 

2019 Proposed 

Allocations - 

Proportion of 

Total 

Allocations 

% 

Welwyn Garden City 44.7 46.6 45.5 

Hatfield 30.4 26.1 21.6 

Woolmer Green 1.3 1.9 1.8 

Oaklands and Mardley Heath 2.7 0.4 0.3 

Welwyn 3.4 0.8 2.6 

Digswell 1.4 0.0 0.0 

Lemsford 0.2 0.0 0.2 

Stanborough 0.3 0.0 0.9 

Essendon 0.6 0.0 0.0 

Welham Green 2.9 1.1 5.0 

Bell Bar 0.3 0.0 0.9 

Brookmans Park 3.0 3.4 6.3 

Swanley Bar 0.3 0.0 0.0 

Little Heath 1.0 1.7 1.4 

Newgate Street 0.4 0.0 0.0 

Cuffley 4.0 3.7 4.1 

Northaw 0.5 0.0 0.0 

Rural Areas 2.5 14.2 9.6 
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Table 25.2: Distribution of proposed growth in the Draft Local Plan 2016 

compared to the updated 2019 proposed allocations and by the proportion of 

households based on the 2011 Census data, by settlement type. 
 

 
 

Classification 
from Settlement 

Hierarchy 

 
 
 

Settlements 

 
Proportion of 
Households 

(2011 
Census) 

Draft Local 
Plan 2016 - 

Proportion of 
Total 

Allocations 

2019 Proposed 
Allocations - 
Proportion of 

Total 
Allocations 

 

% 

 
Main Town 

Welwyn Garden 
City 

 
44.7 

 
46.6 

 
45.5 

Town Hatfield 30.4 26.1 21.6 

 
Large excluded 

villages 

Welwyn, Welham 
Green, 

Brookmans Park, 
Cuffley 

 

13.4 

 

9.1 

 

17.9 

 

Small excluded 
villages and 
settlement 

Woolmer Green, 
Oaklands & 

Mardley Heath, 
Digswell, Little 

Heath, 
Symondshyde 

 

 
6.5 

 

 
18.0 

 

 
13.0 

 
Green Belt 

villages 

Lemsford, 
Essendon, 

Newgate Street, 
Northaw 

 

1.7 

 

0.0 

 

0.2 

 
 

 
Small Green Belt 

villages and 
settlement 

Ayot St Lawrence, 
Ayot St Peter, 
Ayot Green, 

Burnham Green, 
Stanborough, Mill 

Green, Bullens 
Green, Wild Hill, 
Woodside, Bell 
Bar, Water End, 

Swanley Bar 

 
 
 

 
3.3 

 
 
 

 
0.2 

 
 
 

 
1.8 
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26. Strategic Options 

 

26.1 The Council has followed a comprehensive approach to assessing additional 

sites, as set out by this Topic Paper, in seeking to meet the Objectively 

Assessed Need (OAN) for housing in full for the revised plan period 2016 to 

2036, which is 16,000 dwellings. The process of updating the OAN for the 

borough is discussed in more detail in Section 4 of this paper. 

 

26.2 Consideration has also been given to balancing the level of employment to 

make provision for during the same plan period and it is assumed that an 

additional 11 hectares is required for an amended plan period of 2016 to 

2036. This level of employment land supply will ensure the lower of two 

employment growth scenarios considered will be adequately provided for, 

which is referred to as the ‘population’ growth scenario. This scenario is 

referred to within the technical evidence as the ‘minimum’ amount required to 

maintain a balance between population and employment growth, and to 

ensure that housing and population growth do not result in unsustainable 

levels of out-commuting. The appropriate level of employment for the Council 

to plan for up to 2036 is discussed in more detail in Section 5 of this paper. 

 
26.3 These updated housing need and employment requirement figures provide a 

baseline for the level of growth that should be planned for in the borough up to 

2036. 

 
26.4 However, the level of growth to plan for requires consideration of a range of 

factors and the need to balance how these factors interact. For example, 

planning for a higher level of housing, might require more employment sites to 

be released for housing, which has the knock-on effect of reducing the level of 

employment available in the district, or releasing more land from the Green 

Belt, which may lead to a higher level of harm to the Green Belt. 

 
26.5 Alternative ‘strategic’ options have been considered, to ensure the Local Plan 

makes the most appropriate proposals overall and these options have also 

been considered by the Sustainability Appraisal. 

 
26.6 The Strategic Options are considered as ‘reasonable alternatives’ in relation 

to the amount of housing and employment land to be provided in the Plan 

(Policy SP2) and subject to high-level appraisal against the SA objectives. 

They have been identified to test the effects of a range of options for housing 

and employment land delivery against the SA objectives, which is an 

approach in line with the SEA Regulations (2004) to assess reasonable 

alternatives to the plan, which is reflected in the Planning Practice Guidance. 
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Option 1 – Preferred Option 

26.7 The process described by this Topic Paper has assessed 144 additional sites 

as well as re-assessing sites included in the original Local Plan as submitted 

in May 2017. This process has led to 78 sites being considered appropriate 

for allocation, including 36 additional sites, following the stages of the site 

selection process. These stages have considered a wide range of factors in 

detail, as described in Sections 7, 8 and 9 of this Topic Paper and would 

result in 15,952 homes being provided up to 2036. 

 
26.8 To deliver 15,952 dwellings relies on releasing additional sites from the Green 

Belt, albeit, avoiding any additional sites that fall within ‘high’ or ‘very high’ 

harm parcels, as identified by the Green Belt study and the allocation of five 

sites promoted for housing and located within existing or proposed 

employment areas, including 4 sites (Pea97, Pea102, Pea105 and Pea106) 

currently in a B class use, that could otherwise help to provide for employment 

related land uses. Despite this, it is still 48 dwellings short of meeting the full 

OAN and would fall approximately 1.63 hectares short of meeting the 

employment requirement, i.e. the lower of the two scenarios considered, 

which is referred to as the ‘population’ growth scenario. 

 
26.9 This option is considered to be the closest possible to meeting the housing 

and employment requirement figures (16,000 dwellings and 12 hectares) 

without needing to release additional sites that would cause ‘high’ harm to the 

Green Belt and following the detailed consideration undertaken in stages one 

to four of the site selection process. This assumes the exclusion of any sites 

that are not deemed to be deliverable, or appropriate for a variety of reasons 

as discussed in the preceding sections of this paper. This approach is referred 

to as Option 1 (Table 26.1). 

 
26.10 The Sustainability Appraisal considered that Option 1 would result in a much 

smaller housing shortfall, and whilst protecting employment sites that meet 

the needs of businesses, would also release other employment sites for 

housing in sustainable locations. Option 1 would therefore be closer to 

meeting the borough’s need for housing, which would deliver associated 

social and economic benefits. Whilst all options would result in likely 

environmental effects, the mitigation provided by local plan policies, careful 

master-planning and delivery of necessary infrastructure would help to 

minimise these impacts. 
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Option 2 – Avoid High harm to the Green Belt 

26.11 The first alternative option considered (referred to as Option 2) is the same as 

Option 1, being that it includes all the additional sites that have been identified 

following the detailed assessment process, but excludes those sites already 

included in the Local Plan as submitted in May 2017 that fall within ‘high’ harm 

Green Belt parcels. Of the sites already set out in the Local Plan as submitted 

in May 2017, five (SDS5, HS22, HS24, HS29 and HS30) fell (partly or wholly) 

within ‘high’ harm parcels. This option would deliver 14,958 dwellings (an 

under provision of 1,042 dwellings) and would still fall 1.63 hectares short of 

the employment requirement as the same sites would be released from 

employment for housing as Option 1 (Table 26.1). 

 
26.12 Option 2 would reduce any harm to the Green Belt by ensuring that no sites 

were proposed that fall within any ‘high’ harm parcels. However, this option 

would fall significantly below the identified housing requirement (1,042 

dwellings under provision). This option would reduce the scale of 

development at SDS1 (Hat1/13) from 1,750 dwellings to 1,304 dwellings, but 

would also reduce the potential for this site to accommodate new 

infrastructure including a new school, playing pitches and open space. The 

removal of four other sites from the Local Plan would not only reduce the 

contribution to the borough housing requirement, including reducing the 

provision of affordable housing, but also reduce the developer contribution 

towards infrastructure at Brookmans Park (HS22 – BrP4), Little Heath (HS24 

– BrP7) and Cuffley (HS29 and HS30 – Cuf12 and Cuf7). The reduction of 

housing at SDS1 (Hat1/13) would also affect the distribution of the proposed 

housing at the borough’s main settlements, which are the most sustainable 

locations for development, that offer the greatest level of services and 

facilities within the borough. 

 
26.13 The Sustainability Appraisal considered that Option 2 would perform less well 

than the other options in relation to providing the right amount of homes to 

meet local needs, including affordable housing or homes for older people, with 

a significant reduction in housing on one of the strategic sites, fewer sites in 

larger villages and less contributions towards delivering supporting 

infrastructure. There would also be less beneficial effects associated with 

supporting training and apprenticeships as well as providing less well for 

access to education and learning for new residents. 

 
26.14 Overall, it is considered that providing for the majority of housing at the main 

towns, planning for appropriate strategic infrastructure and more closely 

meeting the Objectively Assessed Need outweighs the potential benefits of 

removing the allocation of the sites falling within ‘high’ harm Green Belt 

parcels that formed part of the original Draft Local Plan 2016. It should be 
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noted that Option 1 does not add any further sites that fall within ‘high’ harm 

parcels. 

 
Option 3 – Protect employment sites 

26.15 The next alternative option considered (referred to as Option 3) is the same 

as Option 1, being that it includes all the additional sites that have been 

identified following the detailed assessment process, but retains five sites for 

employment use (Pea97, Pea102, Pea105, Pea106 and WE100) rather than 

releasing them for housing as would be the case in Options 1 or 2. This option 

provides for less housing than Option 1 (15,361 dwellings vs. 15,952 – an 

under provision of 639 dwellings against the full OAN). The retention of the 

employment sites results in a shortfall of 0.80 hectares of employment land, 

rather than a shortfall of 1.63 hectares as is the case for Option 1. 

 
26.16 As explained through the detailed assessment conducted on a site-by-site 

and settlement basis, these are the only employment sites considered to have 

potential for allocation for housing in an effort to ensure the borough’s housing 

requirement is met in full or retention for employment, as considered by 

Option 3. 

 
26.17 Balancing the provision of housing and employment is an important 

consideration, but even Option 3, that retains additional land in employment 

use, still falls short of the ‘population’ growth scenario that has already been 

described as the ‘minimum’ level of employment growth to plan for with a 

shortfall of 0.80 hectares. 

 
26.18 The Sustainability Appraisal considered that Option 3 would score well in 

relation to the provision of sufficient sites to meet the needs of businesses to 

foster employment growth and generally perform well in relation to those 

objectives associated with housing provision, such as providing the right 

amount of housing to meet local needs, including affordable housing, 

supporting the delivery of associated infrastructure and for supporting training 

and apprenticeships associated with new development. The lower level of 

housing associated with Option 3 leads to slightly reduced impacts on open 

space, landscape character and local distinctiveness, the historic 

environment, biodiversity and geodiversity. 

 
26.19 Overall, it is considered that more closely meeting the housing requirement 

(as in Option 1), and achieving the majority of the employment requirement 

(Option 1 is 1.63 hectares short of the requirement) outweighs the small 

benefit provided by Option 3 in reducing the employment shortfall (0.80 

hectares short for Option 3). The loss of housing associated with Option 3 

does not outweigh the small increase in employment. Neither Option 1 nor 
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Option 3 would rely on any additional ‘high’ harm Green Belt sites being 

allocated other than those already included in the Local Plan, as submitted, in 

May 2017, and discussed under Option 2. 

 

Option 4 – High Harm to the Green Belt 

26.20 The final option considered (referred to as Option 4) would include all the 

additional ‘high’ and ‘very high’ harm Green Belt sites that otherwise would 

pass the site selection process, if it were not for the level of harm their release 

would have on the Green Belt. There are 17 additional sites that fall into this 

category (NS1, StL3, Cuf5, Cuf12a, Cuf10, Cuf11, Wel16, BrP6, LHe3, NS2, 

BrP5, NS3 (a, b, c), SB1 (a, b), WGr7 (& a), StL16, Wel14b, Nor13 (& a). 

Where sites comprise multiple site scenarios, the highest (or equivalent) 

potential capacity has been used to illustrate the maximum number of 

dwellings that could be accommodated on the site and to avoid any double 

counting. This option would provide for 17,827 dwellings (Table 26.1). This 

would represent an over-supply of 1, 827 dwellings. 

 
26.21 However, the additional sites considered by Option 4 have all been assessed 

on a site-by-site basis and the level of harm to the Green Belt is not thought to 

justify their allocation. Theoretically, a small number of these sites could be 

added to Option 1 to ensure the housing requirement was met in full (16,000 

rather than 15,952 dwellings). However, it is not considered that the release of 

a small site (for example for 20 dwellings) from the Green Belt that would lead 

to ‘high’ harm to the Green Belt is justified, or that exceptional circumstances 

would exist, especially for such a small additional level of development. This 

conclusion is reached following detailed site-by-site assessment as 

summarised in Appendix A and the settlement sections of this Topic Paper 

(Sections 10 to 24). 

 
26.22 The Sustainability Appraisal considered that Option 4 would have greater 

social and economic benefits in terms of housing provision and more flexible 

employment development, but proportionally greater negative effects in terms 

of the environmental impacts of development. Planning for significantly more 

homes without some increase in employment provision could lead to an 

imbalance of out-commuting. Whilst there may be positive effects associated 

with sustaining rural communities and business, there may also be more 

negative effects on rural character. 

 
26.23 On this basis, Option 4 is not considered appropriate, as it would result in 

significant harm to the Green Belt. It is not considered that exceptional 

circumstances exist to add a selection of the additional sites included in 

Option 4 to increase the level of housing provided for by Option 1, as Option 1 

is only 48 dwellings short of the full OAN without the need to allocate any 
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additional sites falling within ‘high’ harm parcels. These additional sites have 

been considered in detail and on a site-by-site basis. Finally, and on balance, 

it is not considered that there are exceptional circumstances to justify a 

significant over-allocation. 
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Table 26.1: High Level Summary of Strategic Options considered to inform WHBC emerging Local Plan 
 

Option Number of 

Dwellings 

Amount of 

Employment 

Description Notes 

 
 
 

1 

 
 

15,952 

(48 under 

provision) 

 

 
1.63ha (under 

provision) 

The Preferred Strategy: 78 sites in total. 

Includes all sites from the Draft Local Plan 2016 plus 36 additional sites*. No additional 

sites fall within ‘high’ harm Green Belt parcels, except one site (WeG17 at Welham 

Green) that is proposed for a new school (less Green Belt impact than residential). 

This option is consistent with the Settlement Hierarchy and Spatial Strategy. 

Closest to OAN without 

increasing Green Belt Harm. 

Achieves a balance between 

the need for housing and 

employment growth. 

 
 

2 

 
14,958 

(1,042 

under 

provision) 

 

 
1.63ha (under 

provision) 

Avoid High harm sites: 73 sites in total. 

As Option 1 less x5 Draft Local Plan 2016 sites that fall within ‘high’ harm Green Belt 

parcels (SDS1, HS22, HS24, HS29 and HS30). This option would reduce any impact on 

the Green Belt, but would deliver significantly less housing than the identified OAN. 

Less consistent with Settlement Hierarchy and Spatial Strategy. 

 
 

Not preferred. 

Significant under provision of 

housing 

 
 

 
3 

 

 
15,361 

(639 under 

provision) 

 
 

0.8ha (under 

provision) 

Protect employment land: 73 sites in total. 

As Option 1 less x5 Employment Sites that are retained in this option for employment 

(WE100, Pea97, Pea105, Pea106 and Pea102). In Option 1 these sites would be 

released for housing. This option slightly reduces the shortfall in employment, but 

increases the shortfall in meeting the OAN for housing. 

Broadly consistent with the Settlement Hierarchy and Spatial Strategy. 

 
Not Preferred. 

Protection of a limited 

amount of employment land 

not justify a reduction in 

housing provision. 

 
 
 
 

4 

 
 

17,827 

(1,827 over 

provision) 

 
 

 
1.63ha (under 

provision) 

High harm to the Green Belt: 95 sites in total. 

As Option 1 plus 17 additional sites that pass the site selection process and were 

excluded only because they fall into ‘high’ harm Green Belt parcels. This option delivers 

significantly more housing but would lead to much greater impact on the Green Belt. The 

additional sites are (NS1, NS2, NS3c, StL3, StL16, Cuf5, Cuf10, Cuf11, Cuf12a, Wel14b, 

Wel16, BrP5, BrP6, LHe3, SB1, WGr7 and Nor13). 

This option is less consistent with the Settlement Hierarchy and Spatial Strategy. 

 

Not Preferred. 

Exceptional circumstances 

not justified for over- 

providing housing at expense 

of ‘high’ harm to Green Belt. 

*The Draft Local Plan 2016 Site HS7 (Land at Waterside Welwyn Garden City) is removed to reflect a proposed modification. 
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27. Conclusions 
 
27.1 The WHBC Local Plan was submitted to the Secretary of State in May 2017. 

An independent Planning Inspector, Melvyn Middleton, was appointed to 
preside over the local Plan Examination. 

 
27.2 During the Examination process, the Inspector has made it clear that the Plan 

as submitted, did not meet the identified need for housing, that the Council’s 
proposals for employment should be related to the accompanying housing 
proposals and that ‘exceptional circumstances’ would need to be 
demonstrated before any site allocations could found to be sound. 

 
27.3 The Council has updated its evidence concerning the level of Housing and 

Employment that should be planned for in the borough. This concludes that 
an annual housing requirement of 800 dwellings is appropriate that would 
equate to a Full Objectively Assessed Need for 16,000 dwellings for the 
updated plan period of 2016 to 2036. The Planning Inspector has confirmed 
in his Advice Note (December 2019) that a Full Objectively Assessed Need of 
800 dwellings per year for the duration of the plan period and that the revised 
2016 to 2036 plan period is JUSTIFIED. 

 
27.4 The updated evidence for employment requirements for the borough confirm 

that around 11 additional hectares are necessary to meet what is considered 
to be the minimum level of additional employment to ensure a balance 
between housing and employment growth is achieved. This equates to around 
2,400 jobs. The Planning Inspector has confirmed in his Advice Note 
(December 2019) that the Council’s methodology to produce these revised 
employment supply and need forecasts is also JUSTIFIED. 

 
27.5 Furthermore, the Planning Inspector has stated in his Advice Note (December 

2019) that: 

 
“Unless there are sound planning reasons for not doing so, in the first 

instance, the totality of all of the dwellings assumed to be built during the plan 

period, on sites put forward in the adopted plan, must be capable of meeting, 

as a minimum, the Full Objectively Assessed Need for at least the plan 

period” and, 

 
“A satisfactory housing delivery trajectory that clearly demonstrates that the 

sites proposed for development, when considered as a whole, will be capable 

of maintaining a five-year supply of housing land throughout the plan period, 

should be submitted”. 

 
27.6 The Council has followed a comprehensive approach to identifying additional 

sites for inclusion in the emerging WHBC Local Plan. This follows a call-for- 
sites consultation conducted in May 2019 and has been informed by a 
detailed suite of evidence. These have included: 
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• Housing and Economic Land Availability Assessment (HELAA) 

• The Green Belt Study (Parts 1, 2 and 3) 

• An appraisal of Green Belt Boundaries 

• Consideration for the Calverton Test (this relates to demonstrating 
‘exceptional circumstances’ for releasing sites from the Green Belt) 

• Sustainability Appraisal (SA) 

• Habitats Regulations Assessment (HRA) 

• Strategic Flood Risk Assessment (SFRA) 

• Landscape Sensitivity Study 

• Transport Assessment 

• An appraisal of strategic advantages and disadvantages 

• Strategic infrastructure and cumulative impacts 

 
27.7 The Site Selection process has tested 144 additional sites, along with re- 

assessing some of the Local Plan sites set out in the original draft plan as 
submitted. A comprehensive approach has been followed, both on a site-by- 
site and settlement basis. In all 78 sites were identified as appropriate for 
allocation that form the Councils updated ‘Preferred Option’. 

 
27.8 The Preferred Option ensures that all sites that pass the Site Selection 

process are recommended for allocation, where they do not lead to any 
additional ‘high’ harm to the Green Belt. This option will deliver 15,952 
dwellings (i.e. only 48 dwellings short of the Full Objectively Assessed Need) 
and would be 1.63 hectares short of meeting the additional employment 
requirement of 11 hectares 

 
27.9 Four ‘strategic options’ were identified to test the Preferred Option and to help 

ensure it is appropriate. The alternative options consisted of: 

 
Option 2: Avoid High Harm to the Green Belt (14,958 dwellings): 

This option reduces harm to the Green Belt by removing the five sites 

included in the original plan as submitted that would lead to high harm to the 

Green Belt. 
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Option 3: Protect Employment Sites (15,361 dwellings): 

This option would retain five employment sites for employment. In the 

Preferred Option they are released for housing. This slightly reduces the 

shortfall in employment to 0.8 hectares. 

 
Option 4: High Harm to the Green Belt (17,827 dwellings): 

This option supports the delivery of more housing by adding 17 additional 

sites that otherwise pass the Sites Selection Process but that would lead to 

high harm to the Green Belt. 

 
27.10 Overall, it is considered that the Preferred Option is appropriate. There are 

only five sites (i.e. out of 78) that would lead to high harm to the Green Belt, 
but these were already proposed in the original Local Plan, as submitted, are 
located at the most sustainable settlements within the borough and help to 
support the delivery of strategic infrastructure. 

 
27.11 The Preferred Option releases five employment sites for housing, compared 

to retaining them in Option 3, this helps to deliver more housing in the most 
sustainable locations within the borough and meets the majority of the 
identified employment need. 

 
27.12 Planning for a higher level of housing, as with Option 4, is not considered to 

be justified. It is not considered that there are ‘exceptional circumstances’ to 
release additional sites that would lead to additional high harm to the Green 
Belt where Option 1 almost meets the Objectively Assessed Need in Full. 

 
27.13 A ‘stepped trajectory’ is proposed with the annual housing delivery increasing 

during the plan period. This approach is consistent with national planning 
guidance. This approach ensures that the Preferred Option would achieve 6.1 
years land supply at the point of plan adoption and achieving 98 % in the 
Housing Delivery Test. 

 
27.14 The Preferred Option is consistent with the Council’s Settlement Hierarchy 

and Spatial Strategy. The majority, more than 66% would be directed to the 
boroughs two main settlements and only 2% would be directed to the lowest 
two tiers of settlements (Green Belt Villages and Small Green Belt Villages). 
Other development is directed to the next most sustainable settlements and 
locations within the borough, namely the Large Excluded Villages. 

 
27.15 Table 27.1 provides a summary of the Preferred Option for the borough as a 

whole. Table 27.1 provides a summary of all sites proposed for allocation on a 
settlement by settlement basis. 
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Table 27.1: Summary of WHBC Emerging Local Plan Proposed Sites 
 

Settlement Type (& 
Settlement 

Hierarchy Tier) 

 
Settlement 

2016 Sites 2019 Additional Sites Total Proposed Sites 

Number of 
sites 

Number of 
dwellings 

Number of 
sites 

Number of 
dwellings 

Number of 
sites 

Number of 
dwellings 

Main Town 
(Tier 1) 

Welwyn Garden City 13 3,738 9 1,679 21 5,417 

Town 
(Tier 2) 

Hatfield 8 2,097 5 475 13 2,572 

 

 
Large Excluded 
Village (Tier 3) 

Welwyn 3 67 4 248 7 315 

Welham Green 2 92 8 500 10 592 

Bell Bar and Brookmans Park 3 274 3 579 6 853 

Cuffley 6 299 1 186 7 485 

 
Small Excluded 
Village/Settlement 
(Tier 4) 

Symondshyde 1 1,130 0 6 1 1,136 

Woolmer Green 1 150 2 59 3 209 

Oaklands & Mardley Heath 3 31 0 0 3 31 

Little Heath 2 135 1 36 3 171 

Green Belt Village 
(Tier 5) 

Lemsford 0 0 1 27 1 27 

Small Green Belt 
Village/Settlement 
(Tier 6) 

Stanborough 0 0 3 103 3 103 

Rural areas 2 14 0 -10 1 4 

Totals 42 8,027 36 3,888 78 11,915 

Updated Completions, Commitments, Windfall Allowance and Small Sites Allowance 4,037 

Total Proposed Supply (2016 to 2036) 15,952 
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Table 27.2: Summary of all ‘preferred options’ sites for proposed inclusion in the emerging WHBC Local Plan 

Welwyn Garden City 

 

DLP 2016 
(Site Ref) 

 

HELAA 2019 
(Site ref) 

 
Settlement 

 
Location 

 

Proposed 
2016/2019 

 

Urban / 
Green Belt 

 
GB Harm 

 

Delivery within 
plan period 

 

Number of 
dwellings 

SDS1 WGC4/7 
Welwyn Garden 

City 
Panshanger 2016 ASR 

Moderate 
High 

0-10 years 650 

 
SDS2 

 
WGC5 

Welwyn Garden 
City 

 
Land SE of WGC 

 
2016 

 
Green Belt 

Moderate 
High 

 
0-15 years 

 
1,300 

SDS3 Pea02b 
Welwyn Garden 

City 
Broadwater Road 
SPD Site (north) 

2016 Urban N/A 0-5/6-10 years 1,403 

SDS4 Pea02c 
Welwyn Garden 

City 
Broadwater Road 
SPD Site (west) 

2016 Urban N/A 11-15 years 171 

HS1 Pan01b 
Welwyn Garden 

City 
Land at Bericot 

Way 
2016 Urban N/A 0-5 years 21 

HS2 WGC1 
Welwyn Garden 

City 
Creswick 2016 Green Belt 

Moderate 
High 

0-10 years 300 

HS3 Pea08 
Welwyn Garden 

City 
80 Bridge Road 

East 
2016 Urban N/A 

0-5 years/6-10 
years 

32 

HS4 Hal03 
Welwyn Garden 

City 
Ratcliff Tail Lift Site 2016 Urban N/A 6-10 years 110 

HS5 Hol19 
Welwyn Garden 

City 
Hyde Valley House, 

Hyde Valley 
2016 Urban N/A 6-10 years 17 

MUS1 Han40 
Welwyn Garden 

City 
Town centre North 
Development Site 

2016 Urban N/A 6-10 years 100 

P
age 257



223  

 

Welwyn Garden City continued 

 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

 
Settlement 

 
Location 

Proposed 
2016/2019 

Urban / Green 
Belt 

 
GB Harm 

Delivery within 
plan period 

Number of 
dwellings 

HS6 Han91 
Welwyn Garden 

City 
Land at Gosling 

Sports Park 
2016 Urban N/A 6-10 years 250 

 

HS8 
 

Pea24 
Welwyn Garden 

City 

St Michael’s 
House, Holwell 

Road 

 

2016 
 

Urban 
 

N/A 
 

11-15 years 
 

22 

N/A Han40a 
Welwyn Garden 

City 
Campus East car 

park 
2019 Urban N/A 1-10 years 250 

N/A Hol23 
Welwyn Garden 

City 
Hollybush Lane 2019 Urban N/A 11-15 years 16 

N/A Pea97 
Welwyn Garden 

City 
Former Norton 

Building 
2019 Urban N/A 1-5 years 122 

N/A Pea102 
Welwyn Garden 

City 
Bio-Park, 

Broadwater Road 
2019 Urban N/A 6-10 years 179 

N/A Pea103 
Welwyn Garden 

City 
29 Broadwater 

Road 
2019 Urban N/A 1-5 years 128 

 

N/A 
 

Pea104 
Welwyn Garden 

City Welwyn 
Garden City 

YMCA, 90 
Peartree Lane 

 

2019 
 

Urban 
 

N/A 
 

1-5 years 
 

15 

N/A Pea105 
Welwyn Garden 

City 
61 Bridge Road 2019 Urban N/A 1-5 years 21 

N/A Pea106 
Welwyn Garden 

City 
73-83 Bridge 
Road East 

2019 Urban N/A 1-5 years 235 

 

N/A 
 

WGC4a 
Welwyn Garden 

City 

Land North East 
of Welwyn 

Garden City 

 

2019 
 

Green Belt 
Moderate 

High 

 

6-10 years 
 

75 
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Hatfield 
 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location 
Proposed 
2016/2019 

Urban / 
Green Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

SDS5 Hat1/Hat13 Hatfield 
North West 

Hatfield 
2016 Green Belt High 6-10/11-15 years 1,750 

MUS2 HC100b Hatfield 1-9 Town Centre 2016 Urban N/A 0-5 years 71 

MUS3 HW100 Hatfield 
High View (Hilltop) 

SPD Site 
2016 Urban N/A 6-10 years 146 

 

HS9 
 

HE80 
 

Hatfield 
Onslow St 

Audreys School, 
Howe Dell 

 

2016 
 

Urban 
 

N/A 
 

0-5 years 
 

86 

HS10 HS31 Hatfield 
Garages at 
Hollyfield 

2016 Urban N/A 0-5 years 13 

HS11 Hat11 Hatfield 
Land at South 

Way 
2016 Green Belt 

Moderate 
High 

0-10 years 120 

HS13 HS91 Hatfield 
Land south of 
Filbert Close 

2016 Urban N/A 6-10 years 37 

 

HS14 
 

HE23 
 

Hatfield 
L Kahn 

Manufacturing, 
Wellfield Road 

 

2016 
 

Urban 
 

N/A 
 

6-10/11-15 years 
 

62 

N/A HC08 Hatfield Lemsford Road 2019 Urban N/A 6-10 years 32 

N/A HC11 Hatfield Meridian House 2019 Urban N/A 1-5 years 11 

N/A HE17 Hatfield 
Link Drive car park 

and skate park 
2019 Urban N/A 1-5 years 80 

N/A HSW92 Hatfield Minster Close 2019 Urban N/A 1-5 years 49 

N/A HSW94 Hatfield 
College Lane 

(north) 
2019 Urban N/A 6-10 years 115 
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Woolmer Green 
 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location 
Proposed 
2016/2019 

Urban / 
Green Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

HS15 WGr1 Woolmer Green 
Land east of 
London Road 

2016 Green Belt 
Moderate 

High 
1-5/ 6-10 years 150 

N/A WE100 Woolmer Green 
51-53 London 

Road, Knebworth 
2019 Urban N/A 0-5 Years 34 

N/A WGr3 Woolmer Green 
Land at 52 London 

Road 
2019 Green Belt Moderate 1-5/ 6-10 years 25 

 

Oaklands and Mardley Heath 
 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location 
Proposed 
2016/2019 

Urban / 
Green Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

HS17 OMH5 
Oaklands & 

Mardley Heath 
Land rear of 2-12 
Great North Road 

2016 Green Belt 
Moderate 

Low 
6-10 years 20 

HS32 GTLAA04 
Oaklands & 

Mardley Heath 
Four Oaks, Great 

North Road 
2016 Green Belt 

Moderate 
Low 

0-5 years 6 

HS16 OMH8 
Oaklands & 

Mardley Heath 
2 Great North Road 2016 Green Belt 

Moderate 
Low 

1-5 years 5 
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Welwyn 
 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location 
Proposed 
2016/2019 

Urban / Green 
Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

HS20 Wel3 Welwyn School Lane 2016 Green Belt 
Moderate 

High 
1-5 years 9 

HS19 Wel4 Welwyn Sandyhurst 2016 Green Belt 
Moderate 

Low 
1-5 years 30 

HS18 Wel11 Welwyn The Vineyards 2016 Green Belt Moderate 1-5 years 30 

N/A Wel1 Welwyn 
Land at Kimpton 

Road 
2019 Green Belt 

Moderate 
High 

6-10 years 178 

N/A Wel2 Welwyn 
Land adjoining 

Welwyn Cemetery 
2019 Green Belt 

Moderate 
High 

6-10 years 40 

N/A Wel6 Welwyn 
Land at Kimpton 

Road 
2019 Green Belt 

Moderate 
High 

6-15 years 14 

N/A Wel15 Welwyn 
Land at Fulling Mill 

Lane 
2019 Green Belt 

Moderate 
High 

1-10 years 14 

 

Lemsford 
 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location 
Proposed 
2016/2019 

Urban / Green 
Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

N/A StL13 Lemsford 
Land at Roebuck 

Farm 
2019 Green Belt Moderate 1-5 years 27 
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Stanborough 
 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location 
Proposed 
2016/2019 

Urban / Green 
Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

N/A StL1 Stanborough 
Land to the north of 

New Road 
2019 Green Belt Moderate 1-5 years 90 

N/A StL15 Stanborough 
Land to the east of 
Great North Road 

2019 Green Belt Moderate 6-10 years 8 

N/A StL17 Stanborough 
Land at Great North 

Road 
2019 Green Belt 

Moderate 
Low 

1-5 years 5 

 

Rural North 
 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location 
Proposed 
2016/2019 

Urban / Green 
Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

SDS6 Hat15 Rural North 
Symondshyde – 

new village 
2016 Green Belt 

Moderate 
High 

5-15 years 1,136 

HS33 GTLAA08 Rural North 
Barbaraville, Mill 

Green 
2016 Green Belt Very High 1-10 years 4 
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Welham Green 
 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location 
Proposed 
2016/2019 

Urban / Green 
Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

HS25 GTLAA01 Welham Green 
Foxes Lane, Dixons 

Hill Road 
2016 Green Belt 

Moderate 
Low 

1-5 years 12 

SDS7 WeG4b Welham Green Marshmoor 2016 Green Belt 
Moderate 

High 
1-10 years 80 

N/A WeG1 Welham Green 
Units 1-3, 51 

Welham Manor 
2019 Green Belt Low 1-5 years 16 

 

N/A 
 

WeG3a 
 

Welham Green 
Land at Welham 

Manor and west of 
Station Road 

 

2019 
 

Green Belt 
 

Moderate 
 

1-5 years 
 

68 

N/A WeG6 Welham Green Skimpans Farm 2019 Green Belt Moderate 1-5 years 73 

N/A WeG10 Welham Green 
Land at Dixons Hill 

Road 
2019 Green Belt Moderate 1-5 years 120 

N/A WeG12 Welham Green 
Land north of 
Pooleys Lane 

2019 Green Belt Moderate 1-5 years 83 

N/A WeG15 Welham Green 
Land at Potterells 

Farm 
2019 Green Belt 

Moderate 
high 

1-10 years 140 

 

N/A 
 

WeG17 
 

Welham Green 
Land south of 

Dixons Hill Road 

 

2019 
 

Green Belt 
 

High 
 

1-10 years 
1-2 FE 

Primary 
School 
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Bell Bar and Brookmans Park 
 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location 
Proposed 
2016/2019 

Urban / Green 
Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

HS21 BrP13 
Bell Bar and 

Brookmans Park 
Land west of Golf 

Club Road 
2016 Green Belt 

Moderate 
High 

0-5 years 14 

 
HS22 

 
BrP4 

 

Bell Bar and 
Brookmans Park 

Land west of 
Brookmans Park 
Railway Station 

 
2016 

 
Green Belt 

 
High 

 
0-10 years 

 
300 

HS23 BrP14 
Bell Bar and 

Brookmans Park 
Land rear of 2-12 
Great North Road 

2016 Green Belt 
Moderate 

Low 
0-10 years 10 

N/A BrP1 
Bell Bar and 

Brookmans Park 
Upper Bell Lane 

Farm 
2019 Green Belt Moderate 1-5/6-10 years 104 

N/A BrP12a 
Bell Bar and 

Brookmans Park 
Land north of 
Peplins Way 

2019 Green Belt 
Moderate 

High 
1-5 years 125 

 
N/A 

 
BrP34 

 

Bell Bar and 
Brookmans Park 

Brookmans Park 
Transmitting 

Station 

 
2019 

 
Green Belt 

 

Moderate 
High 

 
6-10/11-15 years 

 
300 

 

Little Heath 
 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location 
Proposed 
2016/2019 

Urban / Green 
Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

HS24 BrP7 Little Heath 
Land south of 

Hawkshead Road 
2016 Green Belt High 0-10 years 100 

HS25 LHe1 Little Heath 
Land north of 

Hawkshead Road 
2016 Green Belt 

Moderate 
Low 

0-10 years 35 

N/A LHe4/5 Little Heath 
Videne, 

Hawkshead Road 
2019 Green Belt Moderate 1-5 years 36 

 
*LHe4/5 represents two HELAA sites but one allocation. 
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Cuffley 
 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location 
Proposed 
2016/2019 

Urban / Green 
Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

HS26 No02 Cuffley 
36 The Ridgeway 

and land to the rear 
2016 Urban N/A 0-5 years 5 

 
HS31 

 
No10 

 
Cuffley 

Land west of St 
Martin de Porres 
Catholic Church 

 
2016 

 
Urban 

 
N/A 

 
11-15 years 

 
5 

HS27 Cuf1 Cuffley 
Land at the 
Meadway 

2016 Green Belt Moderate 0-5 years 30 

HS28 Cuf6 Cuffley 
Land south of 

Northaw Road East 
2016 Green Belt Moderate 0-10 years 121 

HS30 Cuf7 Cuffley 
Wells Farm, 

Northaw Road East 
2016 Green Belt High 6-10 years 75 

HS29 Cuf12 Cuffley 
Land at Northaw 

Road East 
2016 Green Belt High 0-10 years 73 

 
N/A 

 
Cuf15 

 
Cuffley 

Land to south east 
of KGV playing 

fields 

 
2019 

 
Green Belt 

 

Moderate 
High 

 
0-10 years 

 
176 
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Glossary 

 
 
Article 4 Direction: Made by the local planning authority, it restricts the scope of 

permitted development rights either in relation to a particular area or site, or a 

particular type of development. 

 
B Class use: Further business and industrial activities including B1: Business (B1a: 

Offices - except those already mentioned within Class A2; B1b: Premises for 

research and development; B1c: Industrial processes which “can” take place within 

a residential area without damaging the “amenity of that area”), B2: General 

industrial use, B8: Storage or distribution. 

 
Calverton Test: Calverton Parish Council v Greater Nottingham Councils [2015] set 

out a number of matters that should also be identified and dealt with in order to 

ascertain whether ‘exceptional circumstances’ exist to justify making amendments to 

the Green Belt. 

 
CIL: Community Infrastructure Levy. A charge which can be levied by local 

authorities on new developments to help them deliver the infrastructure needed to 

support the development. 

 
Dpa: Dwellings per annum 

 
Dph: Dwellings per hectare. 

 
EEFM: East of England Forecasting Model. Developed to project economic, 

demographic and housing trends in a consistent fashion. 

 
Experian: A consumer credit reporting company. 

 
HELAA: Housing and Economic Land Availability Assessment. Assesses the 

suitability, availability and achievability of sites for development. 

 
HRA: The Habitats Regulations Assessment (HRA) is a legal requirement of the plan 

making process and considers if the plan will have an impact on European 

designated wildlife sites. 

 
NPPF: National Planning Policy Framework. Sets out the Government’s planning 

policies for England and how these should be applied. It provides a framework within 

which locally-prepared plans for housing and other development can be produced. 
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NPPG: National Planning Practice Guidance. A web-based resource which brings 

together planning guidance on various topics into one place. 

 
OAN: Objectively Assessed Need for housing. 

 
PPG: See NPPG. 

 
SA: Sustainability Appraisal. An assessment that must be carried out at each stage 

of preparing a local plan. 

 
SFRA: Strategic Flood Risk Assessment. 

 
SHLAA: Strategic Housing Land Availability Assessment – superseded by the 

HELAA. 

 
SHMA: Strategic Housing Market Assessment. An assessment of future housing 

requirements in an area. 

 
SNHP: Sub-National Household Projections. Provides an indication of the number of 

additional households that would form if recent demographic trends continue. 

 
SNPP: Sub-National Population Projections. Indication of the future size and age 

structure of the population. 

 
Sui generis: Certain uses which do not fall within any use class. Such uses include: 

theatres, houses in multiple occupation, childcare on domestic premises, scrap 

yards, petrol stations, shops selling and/or displaying motor vehicles, retail 

warehouse, clubs, nightclubs, launderettes, taxi businesses, amusement centres and 

casinos. 

 
Washed-over: Settlements such as small villages which are located within the 

Green Belt. 

 
Windfall sites: Sites which become available for development unexpectedly and are 

therefore not included as allocated land in a planning authority's development plan. 
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CPPP January 2020 (Appendix A - Part 2) 

 

 

Appendix A 

Site Selection Background Paper 2019 

 

 

Appendix A contains a review of sites that were previously assessed in 2016 and site assessments for sites in each settlement or area 

which pass Stages 1 and 2 of the Site Selection process and are large enough to be allocated (10 or more in the towns, 5 or more in 

villages). 
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Appendix A 

Site Selection Background Paper 2019 

Welwyn Garden City 
 

Welwyn Garden City For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process 
and are large enough to be allocated (10 or more in towns, 5 or more in villages) have been considered. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Han40a 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: Campus East Car Park 
 
 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
250 dwellings (in addition to the 100 dwellings already proposed for allocation in the draft Local Plan 
on site Han40 (i.e. separate site). 
Impacts/constraints requiring mitigation: 
• Potential for contaminated land which may require remediation – contaminated land site survey 

required at planning application stage. 
• Waste water infrastructure upgrades 
• Air and noise pollution from traffic, railway and commercial uses. – Air quality survey and report 

required at planning application stage. 
• Heritage impact on WGC Conservation Area. 
• Railway land asset protection measures 
Delivery timescales:1-10 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Contribution to National Purposes: Existing Significant positives (++/++?) Total: 9 Sequential Test result: Advantages: 
N/A for urban sites 
Contribution to Local Purpose: 
N/A for urban sites 
Physical and visual openness: 
N/A for urban sites 
Potential for Cumulative Impact 
N/A for urban sites 

N/A for urban sites 
Proposed: 
N/A for urban sites 

4.2 Significantly reduce greenhouse gas 
emissions from transport? (x2) 
This site is within walking distance (1,400m) of the 
Welwyn Garden City Industrial Area allocated 
Employment Site and Welwyn Garden City centre. The 
site is within 400m of a number of bus stops on a 
route providing a six day a week service with a and 
within 1,400m of Welwyn Garden City train station 

 
Pass – Site is within Flood 
Zone 1 

None 
 
Disadvantages: 
None 

  4.3 Avoid and reduce air pollution (x2):   
  This site is within walking distance (1,400m) of the 

Welwyn Garden City Industrial Area allocated 
Employment Site and Welwyn Garden City centre. 

  

  The site is within 400m of a number of bus stops on a 
route providing a six day a week service with a and 
within 1,400m of Welwyn Garden City train station 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

  4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness? 
The site is PDL. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
The site could accommodate 30% affordable dwellings and 
20% accessible and adaptable dwellings. 
6.3 Enhance the vitality and attraction of Welwyn 
Garden City and Hatfield town retail centres? 
This site is within Welwyn Garden City centre. 
6.6 Provide access to training, skills development and 
lifelong learning to meet identified needs 
The site is within straight line walking distance (1,400m) of 
local education facilities 
Significant negatives (– –/ (– –?) Total: 2 
4.5 Conserve and enhance the Borough’s character, 
sense of place and local distinctiveness, historic 
environment, heritage and cultural assets, and their 
settings? 
The majority of the site is within the Welwyn Garden City 
Conservation Area 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the Conservation and enhancement of the 
Borough’s character and heritage assets. 
4.6 Protect and enhance biodiversity and geodiversity, 
taking into account the impacts of climate change? 
The site is located within 250m of the Dismantled Railway 
East and Sherrardspark Wood Local Wildlife Site 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection of environmental assets. 

  

Summary: 
HELAA: Deliverable in 1-10 years (moderate in favour). 
GB3 Study (Purposes): Development of the site would have no impact on Green Belt purposes (significant in favour). 
GB3 Study (Harm): Development of the site would have no impact on the Green Belt (significant in favour). 
Green Belt boundary: Development of the site would have no impact on Green Belt boundaries (significant in favour). 
SA: More than three times as many double positives as double negatives (significant in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 
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Calverton Test 
N/A for urban sites. 

Overall Conclusion 
This site, Han40a, is an additional site that falls within the Welwyn Garden City Town Centre as an additional area of development with a higher capacity for residential development. The site is in an accessible and sustainable location, 
located in Welwyn Garden City Town Centre. Homes England Accelerated Construction Funding for residential development of site has been secured. Given the scale of development envisaged, the complexities that may arise around 
provision of parking in this town centre location and the need for water infrastructure upgrades indicates that development is more likely to complete within the mid-part of the plan period. Overall the site is considered suitable for 
allocation. 

Policy Implications 
None 

P
age 274



Draft Local Plan 2016 site reference: N/A HELAA site reference: Hol23 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: Hollybush Lane 2019 HELAA Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL and greenfield 
Achievable: 
Uncertain 
Estimated capacity: 
23 dwellings (gross) 16 net 
Impacts/constraints requiring mitigation: 
• Part of the site affected by surface water flooding 
• Southern part of the site is within outer Groundwater Source Protection Zone – SuDS required 
• Electricity sub-station and gas governor located on the site likely to impact on layout 
• Contaminated land survey would be required and appropriate remediation carried out, if considered 

necessary. 
Delivery timescales: 
Land assembly would be required to develop the whole site involving leaseholders. Uncertain at this stage 
when this would be achieved, which is reflected in deliverability estimate. No detailed viability work undertaken 
by promoter. 
11-15 years 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

Site is located in an existing urban area. Site is located in an existing urban area Significant positives (++) Total: 6 
4.2 : Reduction of greenhouse gas emissions 
from transport; and 
4.3 : helping to avoid/reduce air pollution 
Site is within 400m of a number of bus stops. 
4.4 Protect and enhance open space and 
landscape character, retaining local 
distinctiveness: 
Previously developed land 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs: 
Affordable housing: The site provides the capacity 
for 16 homes and therefore it is assumed the site 
would accommodate 30% affordable dwellings. 
Dwellings for older people: The site provides the 
capacity for 16 homes and therefore it is assumed 
the site would include 20% of dwellings to meet 

Sequential Test result: Advantages: 
Strategic Gap: 
N/A 
Contribution to National Purposes: 

Existing: 
N/A 
Proposed: 

 
Whole site is within Flood 
Zone 1. 

Potential to contribute to 
urban regeneration. 

N/A N/A  Disadvantages: 

Physical and visual openness:   None 

N/A    

Potential for Cumulative Impact    

N/A    

Contribution to Green Belt Purposes    

N/A    

Assessment of Potential Harm:    

N/A    
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

  Building Regulations Part M4 (2) standards for 
‘accessible and adaptable dwellings’. 
6.6 Provide access to training, skills 
development and lifelong learning to meet 
identified needs 
The site is within straight line walking distance (1,400 
m) of local education facilities. 
Significant negatives (– –) Total: 0 

  

Summary: 
HELAA: 11 to 15 years (minor in favour). 
GB3 Study (Purposes): Urban site (significant in favour). 
GB3 Study (Harm): Urban site (significant in favour). 
Green Belt boundary: Urban site N/A (significant in favour). 
SA: No significant negatives (significant in favour). 
Flood Risk: Site passes the sequential test 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: May contribute to urban regeneration in the form of new small neighbourhood retail centre (minor in favour). 
Strategic Disadvantages: None 

Calverton Test 
Not applicable as this is an existing urban site. 

Overall Conclusion 
This proposal is to increase the capacity of a site already proposed in the Local Plan as submitted. It is in an urban area that scores highly for sustainability, has no impact on the Green Belt, other than to help reduce the need to release 
additional sites from the Green Belt and on balance it is considered that it is suitable for allocation. 

Policy Implications 
Allocation of site for redevelopment in the Local Plan. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea97 

Settlement: Welwyn Garden City Housing & Employment Land Availability  Assessment  

Site location: Former Norton Building, Bridge Road East AL7 1JR 
2019 HELAA Update: 

Urban/Green Belt:  

Urban 

PDL/Greenfield:  

PDL 

Achievable:  

Yes 

Estimated capacity:  

122 dwellings 

Impacts/constraints requiring mitigation: 

 Vehicular access is shared with uses to the front of site.  

 Potential contamination issues may require remediation.  

 Within an area known for potential underground cavities (Swallow holes). Potential land instability risks 

may need to be investigated and remediated. 

 Nearby heritage assets unlikely to be impacted, but may need mitigation depending on building height. 

 Noise issues from neighbouring commercial uses may need mitigation in line with prior approval. 

 Potential air quality issues.  

 Bat record and a Local Wildlife Site within vicinity, may require a Preliminary Ecological Appraisal. 

 Waste water upgrades. 

Delivery timescales:  

1-5 years 

 

Green Belt Study Review (Parts 1, and 2 and 3) Green Belt Boundary Appraisal Sustainability Appraisal 
Flood Risk 

Sequential Test 

Strategic advantages 

and disadvantages 

Site is in an existing urban area, so not included in Green Belt study 

Contribution to National Purposes: 

N/A for urban sites 

Contribution to Local Purpose: 

N/A for urban sites 

Physical and visual openness: 

N/A for urban sites 

Potential for Cumulative Impact 

N/A for urban sites 

Site is in an existing urban area, so not 

included in Green Belt study 

Existing: 

N/A for urban sites  

Proposed: 

N/A for urban sites  

2019 SA Update: 

Significant positives (++/++?) Total: 8 

4.2 Reduction of Greenhouse gas emissions from 

transport (x2) 

4.3 Help avoid and reduce air pollution (x2)   

Site is within walking distance of employment areas 

(EA1,2), the town centre bus stops (400m) providing a six 

day service and 1400m of a train station.  

4.4: Protect and enhance open space and landscape 

character, retaining local distinctiveness  

Site is a previously developed sites, within the urban area 

and potential to have a positive effect against this 

objective, depending on design (++?) 

2019 Update: 

Sequential Test result: 

Pass- Site is located 

within Flood Zone 1.  

 

Advantages: 

None 

 

Disadvantages: 

Development of this site 

will result in the loss B 

use employment land 

floor space particularly 

B1a that is increasingly 

being lost from Welwyn 

Garden City 

Employment Area and is 

contrary to the Economic 

Strategy. 
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Green Belt Study Review (Parts 1, and 2 and 3) Green Belt Boundary Appraisal Sustainability Appraisal 
Flood Risk 

Sequential Test 

Strategic advantages 

and disadvantages 

  5.1 Provision of right amount, type and tenure of 

housing to meet identified local needs (x2).  

Site could deliver affordable housing and make provision 

for housing that meets the standards for accessible, 

adaptable dwellings.  

6.6 Provision of training, skills development and 

lifelong learning :  

Site is within walking distance of educational 

establishments    

Significant negatives (– – / – –?) Total: 0 

  

Summary:  

HELAA: Deliverable within 1-5 years (significant in favour). 

SA: Identifies 8 significant positive and 0 negatives. This is more than three times significant positives than negatives (significant in favour).  

GB3 Study (Purposes): Urban site (significant in favour). 

GB3 Study (Harm):   Urban site (significant in favour). 

Green Belt boundary: Urban site N/A (significant in favour). 

Flood Risk: Passes the sequential test.  

Landscape Assessment: N/A (significant in favour) 

Strategic Advantages: None 

Strategic- Disadvantages: This site will result in the result in the loss of employment land floorspace (particularly B1a), within the Welwyn Garden City Employment Area (moderate against, as part of site has prior approval for C3 use 

Calverton Test 

Not applicable as this is an existing urban site. 

Overall Conclusion 

This site (Pea97) is previously developed land, within the urban area and a large employment area (EA1). It is located within a relatively accessible location to the town centre, employment areas and sustainable modes of transport (bus, 

rail). The potential allocation of this will help deliver housing to address needs (including affordable, accessible/adaptable dwellings) within the early parts of the Plan, as well as play a role to demonstrate a five year land supply of 

deliverable sites. 

The potential allocation of this site will result in the loss of B1a (office) use employment land and a D1 (gym use on ground floor), which could otherwise be retained or be re-used/developed for other B uses (retrospectively), within an 

Employment Area. The Economy Update Study (2015) indicates that a significant proportion of future employment need will be for B1a employment floor space, which is increasingly being lost via permitted development rights for change 

of use to C3 residential, particularly western parts of Employment area EA1. Despite, this it should be noted site Pea97 already has prior approval for change of use to residential use. Allocating the site helps to inform the mix and type of 

residential development to be provided.  

On balance, it is considered that the potential benefits of allocating this site for housing, exceed the potential impacts of the loss of B uses, within this location, particularly given the prior approval for residential already being in place. 

This site will contribute to the mixed use character of this part of the employment area.  Hence, this site should be considered for potential allocation for new housing.   

Policy Implications  

If allocated for housing the site would need to be removed from the employment area.  
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea102 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: Bio- Park Broadwater Road 2019 HELAA Update: 
Urban/Green Belt:  

 

Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
170 dwelling on main site area, plus 9 dwellings on car park = 179 dwellings 
Impacts/constraints requiring mitigation: 
• Potential contamination issues may need investigation at application stage. 
• Local Wildlife Site, to south west. Potential impacts and mitigation (e.g. buffer) - may need to be assessed. 
• No known protected species. But potential for slowworms, lizards; nesting birds - may need mitigations. 
• Potential noise pollution from adjacent railway (west) and commercial uses (north). 
• Potential air quality issues may need investigation at application stage. 
• Waste water upgrades. 
• Development should preserve the listed building and its setting and protect views of Hatfield House. 
Delivery timescales: 
6-10 years 

 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Contribution to National Purposes: 

Site is located in an existing 
urban area 

2019 SA Update: 
Significant positives (++/++?) Total: 8 

2019 Update: 
Sequential Test result: 

Advantages 
None 
 
Disadvantages 
This site will result in the 
loss B1b use employment 
floorspace that the 
Broadwater Road West 
Mixed Use SPD is seeking 
to retain. In addition, it will 
result in the loss of B1a 
Office floorspace. B1a is 
increasingly being lost to 
residential within Welwyn 
Garden City Employment 
Area and is contrary to the 
Economic Strategy. 

N/A for urban sites 
Contribution to Local Purpose: 

 
Existing: 

4.2 Reduction of Greenhouse gas emissions from 
transport (x2) 

Pass - Site is within Flood 
Zone 1 

N/A for urban sites N/A for urban sites 4.3 Help avoid and reduce air pollution (x2)  

Physical and visual openness: 
N/A for urban sites 
Potential for Cumulative Impact 

Proposed: 
N/A for urban sites 

Site is within a 1400m walking distance of an employment 
site (EA1/2), the town centre, convenience stores, train 
station and 400m of bus stops providing a 6 day week 
service 

 

N/A for urban sites  4.4: Protect and enhance open space and landscape 
character, retaining local distinctiveness. 

 

  Pea102 is a previously developed site, within the urban 
area and potential to have a positive effect against this 
objective, depending on design (++?) 

 

  5.1 Provision of right amount, type and tenure of 
housing to meet identified local needs (x2). 

 

  Site could deliver affordable housing and make provision 
for homes that meet accessible, adaptable standards 

 

  6.6 Provision of training, skills development and 
lifelong learning (--?): 
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Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

  Site is within walking distance of educational establishments 
Significant negatives (– – / – –?) Total: 2 
4.5 Conserve, enhance the Borough’s; character, sense 
of place, local distinctiveness, historic environment, 
heritage and cultural assets, and their settings (--?). 
This site is within 250m of GII Listed Building, Conservation 
Area and between 250m-1000m of four GII Listed Buildings 
Mitigation: 
Development of site should conform to Local Plan policies on 
heritage assets and good design. 
4.6 : Protect and enhance biodiversity and geodiversity, 
taking account of impacts of climate change (--?) 
Site is adjacent to Twentieth Mile Bridge Allotments LWS 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and 
good design 

  

Summary: 
HELAA: Deliverable within 6-10 years (moderate in favour). 
GB3 Study (Purposes): Urban site (significant in favour). 
GB3 Study (Harm): Urban site (significant in favour). 
SA: Identifies 8 significant positives and 2 significant negatives. This is more than 3 times double positives (significant in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: This site will result in the net loss of B1b employment land floor space within the Broadwater Road SPD Mixed Use area. In addition, it will result in the loss of potential to convert the B1b to B1a office 
floorspace that forms a large part of the Boroughs future employment needs (significant against). 

Calverton Test 
N/A 

Overall Conclusion 
This site is previously developed land, within the urban area and the existing Mixed Use Broad Water Road SPD area. It is located within a relatively accessible location to the town centre, employment areas and sustainable modes of 
transport (bus, rail). The potential allocation of this site would help deliver housing to address needs (including affordable, accessible/adaptable dwellings) within the medium term of the Plan. 

 
This site contributes to the mixed use nature of the Broad Water Road West SPD area, as well as supporting a strong, responsive and competitive local economy in line with the NPPF. It is considered that the potential benefits of 
allocating this site for residential use do exceed the potential adverse impacts on the ability of the Local Plan to meet its future economic needs, given the overall shortfall is so small (i.e. less than 2 ha shortfall) and given the 
sustainability credentials of this site and the importance of meeting the housing requirement, that on balance, this site should be considered for allocation for residential use. 

Policy Implications 
If allocated for housing the site would need to be removed from the employment area. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea103 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: 29 Broadwater Rd 2019 HELAA Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
128 Dwellings 
Impacts/constraints requiring mitigation: 
• Located within an employment area, received Prior Approval allowing the site to be developed for 

residential use. HCC minerals prefer the site were not allocated for housing as it is within an Employment 
Land Area of Search (ELAS 223) for waste facilities. 

• Scale of development demands access to be evaluated, a Transport Assessment is needed. 
• Railway and traffic noise may require improved sound insulation, a noise survey and report is likely. 
• An air quality survey will need to be completed to demonstrate no adverse effects for future residents. 
• Potential land stability issues due to prior use, the potential hazard rating is high so detailed investigations 

and engineering solutions will be needed. 
• Potential contaminated land implications due to previous uses. 
• Wastewater network requires upgrading, may take between 18 months and 3 years to design due to 

possible pollution of groundwater. 
Delivery timescales: 
Deliverable within 1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Strategic Gap: 
N/A 

Site is in an existing urban area, so not 
included in Green Belt study 
Existing: 

2019 Update: 
Significant positives (++/++?) Total: 8 
4.2 Significantly reduce greenhouse gas 
emissions from transport? X2 
Within walking distance to employment and 
services. 
Within walking distance to transport services 
4.3 Avoid and reduce air pollution X2 
4.4 Protect and enhance open space and 
landscape character, retaining local 
distinctiveness? 
Previously developed land 
5.1 Provide the right amount, type and 
tenure of housing to meet identified local 
needs? X2 

2019 Update: 
Sequential test passed – Site 
entirely within Flood Zone 1. 

Advantages: 
None 

Contribution to National Purposes: 
N/A 
Physical and visual openness: 

N/A 
Proposed: 
N/A 

Surface water flooding not a 
significant risk. However, 5% of 
site flooded in the 1000 year 
event. 

Disadvantages: 
None 

N/A    

Potential for Cumulative Impact:    

N/A    

Contribution to Green Belt Purposes:    

N/A    

Assessment of Potential Harm:    

N/A    

P
age 281



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 
  30% affordable dwellings 

20% of dwellings will meet the standards for 
‘accessible and adaptable dwellings’. 
6.6 Provide access to training, skills 
development and lifelong learning to 
meet identified needs 
Site is within walking distance of educational 
facilities 
Significant negatives (– –/ (– –?) Total: 0 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour). 
GB3 Study (Purposes): Not in Green Belt (significant in favour). 
GB3 Study (Harm): Not in Green Belt (significant in favour). 
Green Belt boundary: Not in the Green Belt (significantly in favour). 
SA: More than 3 times the number of significant positives to negatives (significant in favour). 
Flood Risk: Passes the Sequential Test 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
N/A 

Overall Conclusion 
The redevelopment of this site would transform a previous employment area into a high density residential area, 128 dwellings at 182 dph. The site is located within a sustainable area and involves the redevelopment of a brownfield site. 
There are no major constraints in bringing this site forward; with all other elements of the assessment scoring significantly in favour of this development. The site should therefore be considered for allocation. 

Policy Implications 
None 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea104 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: YMCA 90 Peartree Lane 2019 HELAA Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
Urban 
Achievable: 
Yes 
Estimated Capacity: 
29 dwellings 
100 x bed hostel 
Net loss of 25 hostel bed spaces, a net loss of 15 dwelling equivalents. 
Overall net gain= 15 dwellings 
Impacts/constraints requiring mitigation: 
• A noise survey report may be required at planning stage, given the surrounding business uses, be 

integrated into the development. 
• Possible Ecological Assessment required 
• Possible Contaminated Land survey required due to contamination on adjacent sites 
• Electricity cables in the north east of the site could have design/layout implications. 
• Any Archaeological considerations can be secured through the use of planning conditions. 
Deliverability timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Strategic Gap: 
N/A 
Contribution to National Purposes: 
N/A 
Physical and visual openness: 
N/A 
Potential for Cumulative Impact: 
N/A 
Contribution to Green Belt Purposes: 
N/A 
Assessment of Potential Harm: 
N/A 

Site is in an existing urban area, so not 
included in Green Belt study 

 
Existing: 
N/A 
 
Proposed: 
N/A 

2019 Update: 
Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas 
emissions from transport x2 
4.3 Avoid and reduce air pollution x2 
Proximity to employment and services 
Site within walking distance of Industrial area 
and Welwyn Garden City Centre 
Proximity to transport services- 
Site within 400m of bus stop. 
4.4 Protect and enhance landscape 
character retaining local distinctiveness 
Previously Developed Land 
Site not identified as greenfield. 

2019 Update: 
Sequential Test passed- site 
entirely within Flood Zone 1. 

 
Surface Water flooding not a 
significant risk, however, 25% of 
site flooded in the 1000 y event. 

Advantages 
None 
 
Disadvantages: 
None 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 
  5.1 Provide the right amount, type and 

tenure of housing to meet identified local 
needs 
Affordable Housing 
It is assumed site would include 30% 
affordable homes. 
Dwellings for older people 
It is assumed site will include 20% of homes 
meeting standards for accessible and 
adaptable dwellings. 
6.6 Provide access to training, skills 
development and lifelong learning to 
meet identified needs 
Site within straight line walking distance of 
local education facilities. 
Significant negatives (– –/ (– –?) Total: 0 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour). 
GB3 Study (Purposes): Not in Green Belt (significant in favour). 
GB3 Study (Harm): Not in Green Belt (significant in favour). 
Green Belt boundary: Not in the Green Belt (significant in favour). 
SA: More than 3 times the number of significant positives to negatives (significant in favour). 
Flood Risk: Passes the Sequential Test 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: Small loss of hostel bed-spaces could be seen as a minor disadvantage. 

Calverton Test 
N/A 

Overall Conclusion 
The redevelopment of this site would include the loss of 25 hostel bed spaces. However, it would provide a net overall increase of 14 dwellings towards the target. It is in a sustainable location and involves redevelopment of a brownfield 
site. There are no major constraints in bringing this site forward; with all other elements of the assessment scoring significantly in favour of this development. The site should therefore be considered for allocation. 

Policy Implications 
None 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea105 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: 61 Bridge Road East 2019 Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
21 dwellings 
Impacts/constraints requiring mitigation: 
• Vehicular access will be to the rear and shared with other uses. Transport Assessment needed to assess 

impacts on road network. 
• Thames Water need to be consulted at application stage regarding wastewater capacity 
• No none contamination issues, but need investigation due to nearby commercial/industrial uses 
• Within an area known for potential underground cavities. Potential land instability risks may need 

investigation at application stage. 
• Surface water run-off issues may require SUDS. 
• Future residents could be effected by noise pollution from neighbouring commercial uses (if retained) and 

highway. Mitigations may be needed 
• Potential air quality issues may need investigation at application stage 
Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Strategic Gap: 
N/A 
Contribution to National Purposes: 
N/A 
Physical and visual openness: 
N/A 
Potential for Cumulative Impact: 
N/A 
Contribution to Green Belt Purposes: 
N/A 
Assessment of Potential Harm: 
N/A 

Site is in an existing urban area, so not 
included in Green Belt study 
Existing: 
N/A 
Proposed: 
N/A 

2019 SA Update: 
Significant positives (++/++?) Total:8 
4.2 Reduction of Greenhouse gas 
emissions from transport (x2) 
4.3 Help avoid and reduce air pollution 
(x2) 
Site is within walking distance of an 
employment site (EA1/2), the town 
centre,400m of bus stops providing a 6 day 
week service and 1400m of a train station 
4.4 : Protect and enhance open space and 
landscape character, retaining local 
distinctiveness 
Site is a previously developed sites, within 
the urban area and potential to have a 
positive effect against this objective, 
depending on design (++?) 

2019 Update: 
Sequential Test result: 
Pass- Site is located within 
Flood Zone 1. 
20% of the site is effected by 
surface water flood risk (1 in 
100yr), towards the rear of the 
site to the north east. SUDS 
may need to be incorporated 
into the design to manage 
surface water run-off issues. 

Advantages: 
None 
 
Disadvantages: 
This site will result in the loss 
B use employment land 
floorspace particularly B1a to 
C3 residential that is 
increasingly being lost from 
Welwyn Garden City 
Employment Area, contrary to 
the Economic Strategy. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 
  5.1 Provision of right amount, type and 

tenure of housing to meet identified local 
needs (x2) 
Site could deliver affordable housing and 
make provision for housing that meets the 
standards for accessible, adaptable 
dwellings.. 
6.6 Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of educational 
establishments 
Significant negatives (– – / – –?) Total: 0 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour). 
GB3 Study: (Purposes): Urban site (significant in favour). 
GB3 Study (Harm): Urban site (significant in favour). 
Green Belt boundary: Urban site N/A (significant in favour). 
SA: Identifies eight significant positives and nil significant negatives. This is more than 3 times double positives than negatives (significant in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: This site will result in the result in the loss of employment land floorspace (particularly B1a), within the Welwyn Garden City Employment Area (significant against). 

Calverton Test 
N/A 

Overall Conclusion 
This site is previously developed land, within the urban area and a large employment area (EA1). It is located within a relatively accessible location to the town centre, employment areas and sustainable modes of transport (bus, rail). 
The potential allocation of this will help deliver housing to address needs (including affordable, accessible/adaptable dwellings) within the early parts of the Plan, as well as play a role to demonstrate a five year land supply of deliverable 
sites. 
The potential allocation of this site will result in the loss of B1a (office) use employment land and B8 use), which could otherwise be retained or re-used/developed for other B uses, within an employment area. The Economy Update 
Study (2015) indicates that a significant proportion of future employment needs will be for B1a employment floor space, which is increasingly being lost via permitted development rights for change of use to C3 residential, particularly 
western parts of Employment Area EA1. 
On balance, it is considered that the potential benefits of allocating this site for housing, exceed the potential impacts of the loss of B uses, within this location. This site will contribute to the mixed use character of this part of the 
employment area. The site is considered suitable for allocation for housing. 

Policy Implications 
If allocated for housing the site would need to be removed from the employment area. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea106 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: 73-83 Bridge Road East 2019 Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 235 dwellings (flats) plus 1,653sqm B1a floor space, with basement car parking 
Impacts/Constraints requiring mitigation: 
• Access from three points. It may need enhancement due to intensification of use 
• Surface water run-off issues effect a large part of its area. Site specific Flood Risk Assessment will be 

required at planning application stage 
• Within an area known for potential underground cavities. Promoter’s initial investigations indicate no 

cavities within site and a low/negligible hazard rating for ground stability. Further land instability 
investigations and remediation be needed at application stage 

• Potential noise pollution from commercial uses and Bridge Rd East. 
• Potential air quality issues may need investigation at application stage. 
• Potential contamination issues due to uses on site and nearby. May need investigation and remediation. 
• GII listed buildings within proximity to site (circa 500m). Historic impact assessment may be needed 

depending on the height of new development. 
• Waste water upgrades may be required, based on Thames Water comments for adjacent sites (Pea107, 

Pea97) 
Delivery timescales: 
1 – 5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Strategic Gap: 

Site is in an existing urban area, so not 
included in Green Belt study 

2019 SA Update: 
Significant positives (++/++?) Total:8 
4.2 Reduction of Greenhouse gas emissions from 
transport (x2) 
4.3 Help avoid and reduce air pollution (x2) 
Site is within a 1400m walking distance of an employment 
site (EA1/2), the town Centre, convenience shops, train 
station and 400m of bus stops providing a 6 day week 
service. It will also provide mixed housing/employment 
uses, minimising need to travel. 
4.4 : Protect and enhance open space and landscape 
character, retaining local distinctiveness 
Site is a previously developed site, within the urban area 
and potential to have a positive effect against this 
objective, depending on design (++?) 

2019 Update: 
Pass - Site is within flood 
zone 1. 
Level 2 assessment was 
undertaken for this site 
due to surface water 
flooding. Significant level 
of surface water flooding 
in the 100 and 1000 year 
events (23 and 40% 
respectively) on the 
western parts, near the 
existing building. A site 
specific flood risk 
assessment will be 
required. 

Advantages: 
None 

N/A Existing:  

Contribution to National Purposes: N/A Disadvantages: 
N/A 
Physical and visual openness: 
N/A 
Potential for Cumulative Impact: 

Proposed: 
N/A 

Proposals would result in 
a net loss of 3381sqm of 
B use floorspace, which 
is contrary to the 
economic strategy. 

N/A   

Contribution to Green Belt Purposes:   

N/A   

Assessment of Potential Harm:   

N/A   
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

  5.1 Provision of right amount, type and tenure of 
housing to meet identified local needs (x2). 
Site could deliver affordable housing and make provision 
for housing that meets accessible, adaptable standards. 
6.6 Provision of training, skills development and 
lifelong learning (--?): 
Site is within walking distance of educational 
establishments 
Significant negatives (– – / – –?) Total: 1 
4.6: Protect and enhance biodiversity and 
geodiversity, taking account of impacts of climate 
change 
Site is within 250m of Watchmead disused railway Local 
Wildlife Site (--?). 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and 
good design. 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour). 
GB3 Study (Purposes): Urban site (significant in favour). 
GB3 Study (Harm): Urban site (significant in favour). 
Green Belt boundary: Urban site (significant in favour). 
SA: Identifies eight significant positives and one significant negative. This is more than 3 times double positives than negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: This site will result in the result in the net loss of employment land floor space within the Welwyn Garden City Employment Area (moderate against). 

Calverton Test 
N/A 

Overall Conclusion 
This site is previously developed land, within the urban area and comprises a large employment area (EA1). It is located within a relatively accessible location near the town centre, employment areas and sustainable modes of transport 
(bus, rail). The potential allocation of this site will help deliver housing to address needs (including affordable, accessible/adaptable dwellings) within the early parts of the Plan, as well as play a role to demonstrate a five year land supply 
of deliverable sites. The potential allocation of this site will result in the loss of B2 Industrial use, and net loss of B use floorspace). The Economy Update Study (2015) indicates that a significant proportion of future employment need will 
be for B1a employment floor space, which is increasingly being lost via permitted development rights for change of use to C3 residential, particularly western parts of Employment area EA1. But as this mixed use site is being proposed to 
include 1653sqm of additional B1a floorspace, it will help minimise the loss overall. The allocation of this site for the proposed use will contribute to the mixed use character of the Bridge Road East area, close to Welwyn Garden City 
Employment Area. On balance, it is considered that the potential benefits of allocating this site for mixed housing and B1a employment use, exceed the potential impacts of the net loss of B use floorspace, within this location. Hence, the 
site is considered suitable for allocation for mixed housing/B1a use. 

Policy Implications 
Consider the removal of all/part of this sits from the Employment area and allocating it for mixed residential/B1a office use. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea107 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: B & Q, Swallowfields 2019 Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
97 dwellings. Potential mixed use schemes comprising of employment/housing or housing/retail were not assessed as 
promoter failed to provide sufficient detail (.i.e. capacity). 
Impacts/constraints requiring mitigation: 
• Within an area known for potential underground cavities. May need land instability investigation and remediation at 

application stage. 
• Waste water upgrades. 
• Potential noise pollution from neighbouring commercial uses (if retained) and Bridge Rd East. 
• Potential air quality issues need investigation at application stage. 
• Potential contamination issues on site and nearby. May need investigation and remediation. 
• Development (subject to building height) is unlikely to harm the setting of listed buildings, as the built form is likely 

to limit inter-visibility. 
• Within an Employment land area search for waste management facilities. 
Delivery timescales: 
6-10 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Strategic Gap: 

Site is in an existing urban area, so not 
included in Green Belt study 

2019 Update: 
Significant positives (++/++?) Total:8 
4.2 Reduction of Greenhouse gas emissions from transport 
(x2) 
4.3 Help avoid and reduce air pollution (x2) 
Site is within a 1400m walking distance of an employment site 
(EA1/2), the town centre, convenience shops, train station and 
400m of bus stops providing a 6 day week service 
4.4 : Protect and enhance open space and landscape 
character, retaining local distinctiveness (++?) 
Site is a previously developed land, within the urban area and 
potential to have a positive effect against this objective, 
depending on design 
5.1 Provision of right amount, type and tenure of housing to 
meet identified local needs (x2). 
Site could deliver affordable housing and make provision for 
homes that meet accessible, adaptable standards 

2019 Update: 
Sequential Test result: 

Advantages: 
None 
 
Disadvantage: 
Although this site is not 
within a B class 
employment generating 
use, it will result in the 
loss of A1 comparison 
goods floorspace, which 
would need to be re- 
provided, to address 
future needs. 

N/A 
Contribution to National Purposes: 

Existing: 
N/A 

Pass - Site is within 
flood zone 1 

N/A   

Physical and visual openness: Proposed:  

N/A N/A  

Potential for Cumulative Impact:   

N/A   

Contribution to Green Belt Purposes:   

N/A   

Assessment of Potential Harm:   

N/A   
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

  Site could deliver affordable housing and make provision for 
homes that meet accessible, adaptable standards 
6.6 Provision of training, skills development and lifelong 
learning (++?): 
Site is within walking distance of educational establishments 
Significant negatives (– – / – –?) Total: 1 
4.6: Protect and enhance biodiversity and geodiversity, 
taking account of impacts of climate change 
Site is within 250m of Watchmead Disused railway Local Wildlife 
Site (--?). 
Mitigation: 
Development of site should conform to Local Plan policies related 
to the protection/enhancement of biodiversity and good design. 

  

Summary: 
HELAA: Deliverable within 6-10 years (moderate in favour). 
GB3 Study (Purposes): Urban site (significant in favour). 
GB3 Study (Harm): Urban site (significant in favour). 
Green Belt boundary: Urban site (significant in favour). 
SA: Identifies eight significant positives and one significant negative. This is more than 3 times double positives than negatives (significant in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: This site will result in the permanent loss of A1 comparison goods floor space that would need to be re-provided, as well as the potential to re-use/redevelopment for employment generating B uses 
(significant against). 

Calverton Test 
Not applicable as this is an existing urban site. 

Overall Conclusion 
This site comprises of an existing A1 comparisons goods retailer (circa 3516sqm floorspace) and ancillary uses on previously developed land, within the urban area and a large employment area (EA1). It is located within a relatively 
accessible location to the town centre, employment areas and sustainable modes of transport (bus, rail). The potential allocation of this site will help deliver housing to address needs (including affordable, accessible/adaptable dwellings) 
within the early parts of the Plan, as well as play a role to demonstrate a five year land supply of deliverable sites. 
The potential allocation of this site for a residential use are will result in the loss of comparison goods floorspace within proximity to and with good sustainable links to Welwyn Garden City Town Centre. The A1 use on the site has the 
potential to encourage linked trips into the town centre and can help protect, enhance its vitality and viability. The Retail and Town Centre Needs Assessment Update (2016) indicates that 12,500sqm of new retail floor space is required 
to meet the forecasted expenditure growth to 2026; 10,600sqm of this comprised of comparisons goods floorspace, of which 8,900sqm floorspace is required within Welwyn Garden City (15-20 of which would be met A3-5 class food and 
drinks floor space). To address this, Draft Local Plan (2016) Policy SADM 19: Town Centre North Development site proposed 6000sqm of additional comparison goods floorspace. Hence, the allocation of this site for residential would 
result in a shortfall of A1 comparison goods floorspace that would need to be re-provided within Welwyn Garden City. 
This site contributes to mixed use character of the employment area and plays a role to support a strong, responsive and competitive local economy. It is located within an accessible location of facilities and the town centre. However, it 
is considered that the adverse impacts of the loss of A1 comparisons goods floor space within a sustainable location, exceed any benefits of allocating the site for residential use. This site should not be considered for potential 
allocation. 

Policy Implications 
None 
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Draft Local Plan 2016 site reference: HS2 HELAA site reference: WGC1 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: Creswick Urban/Green Belt: 
Green Belt  

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
300 dwellings 
Impacts/constraints requiring mitigation: 
• Clearance from pylons 
• Wastewater infrastructure upgrades 
• Buffer wildlife site 
• Protection of groundwater 
• Easement for public rights of way 
Delivery timescales: 
0-10 years 
2019 HELAA Update: 
Capacity increased from 290 to 300 dwellings 

 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk 
Sequential Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 44): Existing Significant positives (++) Total: 7 Sequential Test result: Advantages: 
Strategic Gap 
Parcel 44 makes a significant contribution to preventing neighbouring towns from 
merging. The parcel provides a strategic gap to separate Welwyn Garden City and 
Hatfield. 
GB2 (WGC1): 
Contribution to National Purposes: 
Limited or none for checking unrestricted sprawl of large built up areas. Partial for 
preventing neighbouring towns from merging. The site contributes to the gap between 
Welwyn Garden City and Hatfield, however the site is relatively narrow and closely 
associated with the urban edge of Welwyn Garden City. Hatfield lies to the south and is 
not clearly visible. Restricting development to the more northerly or visually enclosed 
parts of the site would reduce any apparent change and be may be more easily 
accommodated within the existing edge of Welwyn Garden City. Partial in safeguarding 
the countryside from encroachment. South edge of Welwyn Garden City and power 
lines to the south are clearly visible. Limited or none for preserving the setting and 
special character of historic towns. 
Physical and visual openness: 
Physical openness high, visual openness high, some enclosure on west and east but 
central area is more open with no clearly defined southern boundary. 

Property boundaries (moderate) 
Established tree belts/hedgerows 
(moderate) 
Proposed: 
Extensive woodland (strong) 
Established tree belt/hedgerow 
(moderate) 
Ascots Lane unclassified road 
(moderate) 
Pylons/overhead power lines 
(weak) 
Conclusion: 
The proposed new Green Belt 
boundaries consisting of the 
extensive woodland, established 
tree belt/hedgerow and pylons 
would be predominantly weaker 
overall than the existing boundary 
but would be clearly defined. 

4.2 : Reduction of greenhouse gas emissions from 
transport (x2); and 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of an Employment Area. It 
is within 400m of ten bus stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs (x2): 
Site could deliver affordable housing and make provision 
for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –) Total: 2 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement pattern. 
Mitigation: 

 
Pass – Site is within 
Flood Zone 1. 
An ordinary watercourse 
runs through the site 
which may present a 
fluvial flood risk. 
2019 Update: 
No change 

None 
 
Disadvantages 
None 
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Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk 
Sequential Test 

Strategic advantages 
and disadvantages 

GB3 (Site falls within Parcel 27): 
Contribution to Green Belt Purposes 
Significant contribution to preventing neighbouring towns from merging. The gap between 
Welwyn Garden City and Hatfield is fragile. The land within the parcel plays a significant role in 
inhibiting the physical and/or visual coalescence of the towns as the gap is narrow, is visually 
open and has few separating features. Significant contribution to safeguarding the countryside 
from encroachment. The land contains the characteristics of open countryside. 
Significant contribution to preserving the special character of historic towns (Welwyn Garden 
City). The urban edge stops at the crest of the Lea Valley. This distinctly separate landscape 
element lies beyond the plateau on which the town is located and forms part of its rural setting. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 27 (all of parcel) – Very High harm. Any further perceived loss of separation between 
Welwyn Garden City and Hatfield would constitute very high harm to Green Belt purposes 2 
and 4. 
Parcel 27a (release of the western part of WGC1) – Moderate harm. The western part of the 
parcel has a greater association with the urban edge. Due to a partial contribution to purpose 3 
the harm from release would be less than the harm from release of WGC1 as a whole. 
Parcel 27b (release of WGC1) – Moderate High harm. 
The slope in this part of the parcel is very gentle such that it can be considered to form the 
edge of the plateau rather than the valley side. The remaining Green Belt would not be 
weakened by release of the land but the contribution of the land to purposes 2, 3 and 4 mean 
the harm would still be moderate-high. 

 The scale, layout and design of development should seek 
to reduce significant effects on settlement pattern and 
local distinctiveness. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of Local Wildlife Sites. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and 
good design. 
2019 Update: 
Significant Negatives Total: 1 
Significant negatives reduced by one (sub-objective 4.4 
changed to minor negative). 

  

Summary: 
HELAA: Delivery is estimated to be 0-10 years, with potential for delivery with the first 5 years (moderate weight in favour). 
GB3 Study (Purposes): The parcel makes three significant contributions to national Green Belt purposes (significant against). 
GB3 Study (Harm): The site falls within a moderate-high harm sub-parcel (P27b) (moderate against). 
Green Belt boundary: New boundaries would be predominantly weaker overall than the existing boundaries, but would be clearly defined (moderate weight against). 
SA: The site has more than three times as many significant positives as significant negatives (significant weight in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: low - moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of WGC1 would result in moderate-high harm to the Green Belt. The release of just the western portion of the site (P27a) would result in a lower level of harm to the Green Belt (moderate harm), however this would have a 
major impact on the contribution of the site to the borough’s housing need and could also result in a less deliverable scheme. In order to meet the Objectively Assessed Need for Housing (OAN) the Council will need to release sites of 
moderate high harm. The release of the whole site would help enable the Council to meet the OAN while minimising the need to release high harm sites. The release of the site would not be perceived as significantly diminishing 
separation between Welwyn Garden City and Hatfield and would not weaken the remaining Green Belt. In the context of the above, it is considered that impacts on the purposes of the Green Belt have been reduced to the lowest 
possible extent. 

Overall Conclusion 
On balance, the site’s benefits are considered to outweigh the adverse impact upon the purposes of the Green Belt and the weaker Green Belt boundary. The site is considered suitable for allocation. 

Policy Implications 
If the site is allocated for housing the Green Belt boundary will need to be amended and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: SDS1 HELAA site reference: WGC4/7 (Scenario 3) Including WGC4a (2019 HELAA) 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: Panshanger Airfield Urban/Green Belt: 
Part urban, part Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
725 dwellings (inclusive of Gypsy and Traveller pitches), plus primary school 
Impacts/constraints requiring mitigation: 
• Potential need for highway upgrades 
• Mitigate impact on landscape 
• Mitigate impact on heritage 
• Mitigate impact on ecology 
• Buffer ancient woodland 
• Protection of groundwater 
• Potential for contaminated land which would require remediation 
• Wastewater infrastructure upgrades 

Delivery timescales: 
6-10 years 
2019 HELAA Update: 
In 2016 a significant part of site WGC4 (with part of WGC7) was included in the Proposed Submission Welwyn 
Hatfield Local Plan 2016 as a draft mixed use housing led allocation (Policy SP18) with an indicative capacity of 
650 dwellings (equivalent to scenario 2). 
In 2019, the site promoter of WCG4/WGC7 has put forward the remaining northern part of WGC4 only (WGC4a in 
the 2019 HELAA). 
The 2019 HELAA for WGC4a concluded that the site was suitable for an estimated capacity of 75 dwellings. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 55): Existing 
Northern boundary has no physical 
features (weak) 
Western boundary consists of an 
established tree belt/right of way 
(moderate) 
Eastern boundary consists of 
established hedgerow with minor gaps 
(moderate) 
Proposed: 
Established tree belt (moderate) 

Significant positives (++/++?) Total: 9 Sequential Test result: Advantages: 
Provision of primary 
school to meet the 
needs of the 
development site. 
Provision of convenience 
centre to meet the day- 
to-day needs of 
residents. 
A large site proposed for 
allocation and would 
make a large 

Strategic Gap 
Parcel 55 makes a partial contribution to the strategic gap between Welwyn 
Garden City and Hertford. 

4.2 : Reduction of greenhouse gas emissions from 
transport; (x2) and 
4.3 : helping to avoid/reduce air pollution: (x2) 

Pass – Site is within 
Flood Zone 1 

GB2 (WGC4): 
Contribution to National Purposes: 

Site is within walking distance of WGC Industrial Area. It is 
within 400m of six bus stops. 

2019 update: 
No change 

Significant in safeguarding the countryside from encroachment, exhibits 
countryside characteristics open land previously part of Panshanger Aerodrome, 
high levels of visual openness and is free from development. 

4.4: Protection/enhancement of open space and 
landscape character: 
Site is PDL. 

 

Physical and visual openness: 5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x3) 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Physical and Visual Openness- high/mixed. Long distance views north and 
northwest across the Mimram valley to Tewin with sections contained by tree 
belt, medium distance views west and south towards the edge of Welwyn 
Garden City. 
Potential for Cumulative Impact 
Site is connected to Welwyn Garden City and forms a group with WGC7 and 
GTLAA06 
GB3 (Site falls within Parcel 22): 
Contribution to Green Belt Purposes 
Partial for preventing neighbouring towns from merging - contributes to the gaps 
between Welwyn Garden City/Stevenage and Hertford. 

Right of way (moderate) 
Established hedgerow with minor gaps 
(moderate). 
Alternative boundaries within the site, 
based upon a landscape and 
ecological buffer area outlined in the 
HELAA assessment, would largely be 
drawn along areas of grassland and 
therefore would be absent of any 
definable features (weak). 
Conclusion: 
The proposed new Green Belt 
boundaries consisting of established 
tree belts/hedgerows would be 
stronger overall than the existing 
boundary. 
Alternative reduced boundaries would 
be similar in strength to the existing 
boundary, and have the advantage of 
not requiring a larger area of land, 
which is landscape/heritage sensitive, 
to be released from the green belt. 

Site would provide capacity for at least 5% of the OAN could 
deliver affordable housing and make provision for Lifetime 
Homes. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education establishments. 
Significant negatives (– –/ ---- ?) Total: 3 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 

 contribution to housing 
numbers. The site would 
also make provision for 6 
Gypsy and Traveller 
pitches, to contribute to 
the needs of the 
borough. 

 
Disadvantages: 
None 

Significant for safeguarding the countryside from encroachment – contains 
characteristics of open countryside and lacks any significant urbanising 
development. Relates strongly to the wider open countryside to the north. 
Partial contribution for preserving the setting and special character of historic 
towns – development would be perceived as marking an expansion into the 
landscape that was conceived as forming part of Welwyn Garden City’s wider 
rural setting. 
Assessment of Potential Harm (relevant scenarios): 

Mitigation: 
The scale, layout and design of development should seek to 
reduce significant effects on settlement pattern and local 
distinctiveness. 
Site is located within Panshanger Aerodrome. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection of open spaces. 

 

Parcel 22 (all of parcel) – moderate-high 
Parcel forms part of transition between the development plateau and rural River 
Mimram valley and encroachment by release of parcel would cause some harm 
to the rural character of the wider valley. 

4.5: Conservation/enhancement of the borough’s 
character, historic environment, and heritage/cultural 
assets: 
Proximity to Listed Buildings and Historic Park & Garden. 

 

 Mitigation:  
 Development of site should conform to Local Plan policies on 

heritage assets and good design. 
 

 4.6: Protection/enhancement of biodiversity and 
geodiversity: 

 

 Site is within 500m of a SSSI.  
 Mitigation:  
 Development of site should conform to Local Plan policies 

related to the protection/enhancement of biodiversity and 
good design. 

 

 2019 Update for (WGC4a):  
 Significant Positives Total: 7  
 Objective 4.4  
 Removed to reflect that the site is only partially previously 

developed land 
 

 Objective 5.1  
 Amended to reflect the site area and capacity of WGC4a.  
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Summary: 
HELAA: Delivery is estimated to be 6-10 years (moderate in favour). 
GB3 Study (Purposes): Green Belt land within WGC4a makes a significant contribution to one national Green Belt purpose and a partial contribution to two national purposes. It has a high and mixed levels of physical and visual 
openness (moderate against). 
GB3 Study (Harm): Falls within a moderate-high harm parcel (P22) (moderate against). 
GB Boundary: Proposed new boundaries would be stronger overall than the existing boundaries and would be clearly defined and defensible (significant in favour). Alternative reduced boundaries within the site would be similar in 
strength to the existing boundaries (moderate in favour). 
Flood Risk: Passes the Sequential Test. 
Landscape Assessment: low (significant in favour) 
SA: The site has twice as many significant positives as significant negatives (moderate in favour). 
Strategic advantage: The site would provide a primary school, Gypsy and Traveller pitches and a convenience centre (moderate in favour). 
Strategic disadvantage: None. 

Calverton Test 
The release of WGC4 would result in moderate-high harm to the Green Belt. The provision of appropriate landscape buffers together with the approach to development in terms of the density, height and materials used would assist in 
minimising the impact of development on the wider Green Belt The new Green Belt boundaries created by this development would be stronger overall than the existing and there is the opportunity to utilise effective master-planning and 
planting to ensure a defensible and robust boundary is developed. The area proposed for development is a relatively small part of the wider extended site, thus ensuring that any release from the Green Belt is minimised and thus 
reducing any impact. 

Overall Conclusion: 
This site includes the proposed site WGC4 (including part of WGC7) included in the Draft Local Plan 2016 with an indicative capacity of 650 dwellings and site WGC4a (as indicated in the HELAA 2019) with an estimated capacity of 75 
dwellings. The combination of these sites could form a sustainable extension to Welwyn Garden City. The site is of sufficient size to provide a primary school, a convenience centre and is accessible to the major Employment Area in 
Welwyn Garden City. This sites sustainable location provides opportunity to deliver further infrastructure including sustainable transport measures and a Gypsy and Traveller site. Whilst the release of the site for development would have 
some impact on the Green Belt (as only the WGC4a part of the site falls within the Green Belt), the harm is outweighed by the contribution to housing numbers in a sustainable location and the strategic advantages which will be 
delivered through the development of the site. The area of release from the Green Belt should be restricted to the area proposed for 75 dwellings thus minimising any impact on the Green Belt. The wider site area is proposed for 
allocation albeit this area will be limited to Green Belt compatible uses, such as for landscaping, open space etc. On balance, the site’s benefits are considered to outweigh any adverse impact upon the purposes of the Green Belt and 
the site is considered suitable for allocation. 

Policy Implications: 
Amend green belt boundaries as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: SDS2 HELAA site reference: WGC5 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: South East Welwyn Garden City Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
1300 dwellings (inclusive of gypsy and traveller pitches), plus land for primary school, local centre 
The East Herts District Plan allocation EWEL1 has an estimated capacity of 1,350 dwellings in addition to site 
WGC5. 
Impacts/constraints requiring mitigation: 
• Highway upgrades and enhancement of public transport accessibility 
• Buffer wildlife sites and Local Nature Reserve 
• Mitigate ecological impacts 
• Mitigate heritage impacts 
• Land contamination and landfill gas 
• Protection of ground and surface water 
• Mitigate noise and air pollution from the A414, concrete batching plant and other neighbouring land uses 
• Wastewater infrastructure upgrades 
• Flood risk sequential approach to layout and surface water management 

Delivery timescales: 
0-15 years 
2019 HELAA Update: 
Estimated capacity has increased to 1300 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 46): 
Strategic Gap 
A part of Parcel 46 lies within the strategic gap between Wewlyn Garden 
City and Hertford and therefore it makes a partial contribution. However, 
WGC5 itself lies outside that part of Parcel 46 falling within the strategic 
gap. 
GB2 (WGC5): 
Contribution to National Purposes: 
Significant in safeguarding the countryside from encroachment although 
the site is constrained by the A414 and Birchall Lane it would be a 
significant extension into the countryside surrounding Welwyn Garden City. 
Physical and visual openness: 
The site has a high level of physical and visual openness with long distant 
views into and out of the site. 
Potential for Cumulative Impact 

Existing: 
The existing Green Belt boundary of 
Welwyn Garden City in this area is 
primarily defined by property 
boundaries, established tree belts and 
unclassified roads (moderate), but also 
to a very small extent by buildings 
(strong). 
New: 
Established tree belt (moderate) 
The Commons woodland (Strong) 
A414 (strong). The site boundary would 
then cross into East Herts where the 
eastern green belt boundaries would be 
defined by East Herts District Council. 

Significant positives (++/++?) Total: 8 
4.2 : Reduction of greenhouse gas emissions from 
transport; (x2) and 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of WGC Industrial Area. It is 
within 400m of six bus stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x3) 
Site would provide capacity for at least 5% of the OAN 
could deliver affordable housing and make provision for 
accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education establishments. 
Significant negatives (– –/– –?) Total: 3 

Sequential Test result: 
Pass – 98.1% of the site 
falls within Flood Zone 1, 
with the remainder falling 
within Flood zones 2 and 
3a/b. A sequential 
approach to layout that 
restricts development to 
Flood Zone 1 within the 
site is feasible. Therefore, 
the site passes the 
Sequential Test and the 
Exception Test does not 
need to be applied at this 
stage. 

Advantages: 
Provision of primary school 
to meet the needs of the 
development site. 
Provision of local 
neighbourhood centre to 
meet the day-to-day needs 
of residents. 
One of the largest sites 
proposed for allocation and 
therefore a major 
contribution to housing 
numbers. The site would 
also make provision for 11 
Gypsy and Traveller 
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Green Belt Study Review (Parts 1, 2 and 3)   

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Forms a group with WGC3 and EWEL1 in East Herts 
GB3 (Site falls within Parcels 24 and 25): 
Contribution to Green Belt Purposes (Parcels 24 and 25) 
Partial for preventing neighbouring towns from merging – plays a partial 
role in inhibiting the physical or visual coalescence of Welwyn Garden City 
and Hertford 
Significant for safeguarding the countryside from encroachment – contains 
characteristics of open countryside and limited urbanising development. 

Conclusion: 
Proposed new boundaries would be 
stronger overall than the existing 
boundaries and would be clearly 
defined. The eastern green belt 
boundaries have been defined by East 
Herts District Council. 

4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement pattern. 
Mitigation: 
The scale, layout and design of development should seek 
to reduce significant effects on settlement pattern and local 
distinctiveness. 

2019 Update: 
No change 

pitches, to contribute to the 
needs of the borough. 

 
Disadvantages: 
None 

Partial for preserving the setting and special character of historic towns 
(Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 

 4.5 Preserve/enhance the borough’s character 
The site is adjacent a listed building with the potential to 
have a negative effect on its setting 

  

Parcel 24 (all of parcel, including north western part of WGC5) – moderate- 
high 
The greatest harm is associated with the southern end of the parcel, where 
woodland forms a strong settlement edge of the west. 
Parcel 24c and Parcel 25 (including all of WGC5) – moderate-high 

 Mitigation: 
Development of site should conform to Local Plan policies 
on heritage assets and good design. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 

  

Development would constitute a significant encroachment into the 
countryside and development would be sufficiently detached from the 
current urban area of Welwyn Garden City to lead to a moderate-high 
impact on the Green Belt. 

 Site is adjacent to a Local Wildlife Site. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and 
good design. 

  

  2019 Update:   
  Significant negatives (– –/– –?) Total: 2   
  4.4 – amended to minor negative to reflect GB3, which 

assessed the site as making only a partial contribution to 
preventing neighbouring towns from merging 

  

  4.5 – added to significant negatives as the site is adjacent 
a listed building 

  

Summary: 
HELAA: The site could come forward within the first 15 years of the plan period and potentially within the first five years (moderate in favour). 
GB3 Study (Purposes): The site significantly contributes to one national Green Belt purpose, and a partial contribution to two national purposes.has a high degree of physical openness (moderate against). 
GB3 Study (Harm): Development within Parcels 24c and 25 would result in moderate-high harm to the Green Belt (moderate against). 
GB Boundary: New Green Belt boundaries would be stronger overall than the existing boundaries. The eastern green belt boundaries have been defined by East Herts District Council (moderate in favour). 
SA: The site has more than three times as many significant positives as significant negatives (significant in favour). 

Flood Risk: Site passes the sequential test. 
Landscape Assessment: moderate (Neutral) 
Strategic advantage: Provision of primary school, Gypsy and Traveller pitches and a small neighbourhood centre (moderate in favour). 
Strategic disadvantage: None. 

Calverton Test 
The release of WGC5 would result in moderate-high harm to the Green Belt. The provision of appropriate landscape buffers and Green Infrastructure within the site together with the approach to development in terms of the density, 
height and materials used would assist in minimising the impact of development on the wider Green Belt. The new Green Belt boundaries created by this development would be stronger overall than the existing and there is the 
opportunity to utilise effective master-planning and planting to ensure a defensible and robust boundary is developed. 
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Overall Conclusion 
The site could form a sustainable extension to Welwyn Garden City, the whole site (Birchall Garden Suburb) crosses the boundary into East Hertfordshire and that part which falls in the East Herts District is allocated for development. 
The Welwyn Hatfield part of the site is of sufficient size to provide a primary school, a neighbourhood centre and is accessible to the major Employment Area in Welwyn Garden City. This site is sustainably located and can be linked to 
the rest of the town by both public transport and walking/cycle routes. This sites sustainable location provides opportunity to deliver significant infrastructure, including significant Green Infrastructure and allows the opportunity for the site 
to be master-planned as a coherent development extending into neighbouring East Herts District, where the wider scheme provides further infrastructure including further educational facilities including a Secondary School, community 
facilities, sustainable transport measures and a Gypsy and Traveller site. Whilst the release of the site for development would have some impact on the Green Belt, the harm is outweighed by the contribution to housing numbers in a 
sustainable location and the strategic advantages which will be delivered through the development of the site. Thus, on balance, the site’s benefits are considered to outweigh the adverse impact upon the purposes of the Green Belt and 
the site is considered suitable for allocation. The capacity of the site is increased to 1300 dwellings. 

Policy Implication 
Amend green belt boundaries as described above. 
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Appendix A  

 

Site Selection Background Paper 2019 
 
 
 
 
 
 

Hatfield 
 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and 
are large enough to be allocated (10 or more in towns, 5 or more in villages) have been considered. 
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Draft Local Plan 2016 site reference: SDS5 HELAA site reference: Hat1and Hat13 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Land north west of Hatfield Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Hat 1b: Greenfield with limited PDL 
Hat 13: PDL 
Achievable: 
Some uncertainty due to viability once infrastructure costs (especially transport, education and sewerage 
infrastructure have been factored in). 
Estimated capacity: 
1,750 dwellings, 13,900sqm of B1 floor space. 
Impacts/constraints requiring mitigation: 

• Highways impact 
• Mitigate air and noise pollution from A1 (M) and Hatfield Avenue 
• Setting of one listed building (Old Cottage and on the historic park of the Brocket Estate). 

Delivery timescales: 
6-10/11-15 
2019 HELAA Update: 
Capacity of the site increased by 100 from 1,650 to 1,750 dwellings. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel): 43B 
Strategic Gap 
The parcel makes a significant contribution (with GB37, GB40, and GB42 & 
GB43A) to a strategic gap between Welwyn Garden City and Hatfield with 
Harpenden. It includes built development at Stanborough and the A6129. Any 
small scale reduction is unlikely to compromise the separation. 
GB2 (Hat1/13): 
Contribution to National Purposes: 
Significant for preventing neighbouring towns from merging; contributes to the 
gap between Hatfield and Welwyn Garden City which is relatively development- 
free but contains Stanborough and Mill Green. Would reduce the shortest 
distance between Hatfield and Welwyn Garden City. The visual perception of 
the gap from in and around the site is mixed due to clear views to the north and 
north west but Welwyn Garden City is not visible 
Physical and visual openness: 
Physical Openness High, Visual openness High; limited built development 
covering a very small proportion of the site 

Existing: 
Hatfield Avenue, Great Braitch Lane, 
Green Lanes – unclassified roads 
(moderate), A1 (M)/A1001 (strong), 
property boundaries west of Hatfield 
Garden Village (moderate) 
Proposed: 
Coopers Green Lane (moderate), 
A1 (M) (strong 
Existing 
Hatfield Avenue, Great Braitch Lane, 
Green Lanes – unclassified roads 
(moderate), A1 (M)/A1001 (strong), 
property boundaries west of Hatfield 
Garden Village (moderate) 
Proposed: 
Coopers Green Lane (moderate), 
A1 (M) (strong) 

Significant positives (++/++?) Total: 10 
4.2: Reduction of greenhouse gas 
emissions from transport (x 2); and 
4.3: helping to avoid/reduce air pollution 
(x 2): Site is within walking distance of three 
Major Employment Areas. It is within 400m 
of seven bus stops. 

 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs (x3): 
Site would provide capacity for at least 5% of 
the OAN. Site could deliver affordable 
housing and make provision for Lifetime 
Homes. 
 
6.1: Ensuring the supply, location and 
quality of business/employment sites 
reflects the needs of local 
businesses/encourages a mixed 
economy: 
Site could provide 5% or more of required 
employment floor space in the borough. 

Sequential Test result: 
Pass – Site is within Flood Zone 
1. An ordinary watercourse is 
present in the centre of the site 
which may present fluvial flood 
risk; however, it was not 
possible to model it in the 
SFRA. A sequential approach to 
layout that restricts 
development to Flood Zone 1 
within the site is feasible. 
Therefore, the site passes the 
Sequential Test and the 
Exception Test does not need 
to be applied at this stage. 
Surface water flow route runs 
broadly north-south through the 
western area of the site, with 
areas of pooling also indicated. 
A sequential approach to layout 
and the use of sustainable 

Advantages: 
Provides a secondary school 
site to meet needs from wider 
Hatfield area, also a new 
primary school and an 
expanded primary school (or 
two new primary schools) to 
meet the needs of the 
development site. 
The largest site proposed for 
allocation and therefore a 
major contribution to housing 
numbers. 
Would provide a 
neighbourhood centre and 
community facilities 
Would contribute to Green 
Gap between Hatfield and 
Welwyn Garden City. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB3 (Site SDS5 (Hat1/13) falls partially within Parcels P41 and P43) 
Contribution to Green Belt Purposes 
Parcel P41 
Significant contribution for preventing neighbouring towns from merging-. Lies 
between Hatfield and Welwyn Garden City (1-2.3km), off A1M. Stanborough lies 
between these and limits perception of separation. The gap between these is 
fragile, with openness of land in this and the shallow valley of parkland on other 
side of A1M playing a key role in preventing coalescence. 
Significant contribution for safeguarding countryside from encroachment. – 
Contains characteristics such as pastoral/arable fields, playing fields, 
undeveloped scrubland that is visually/ spatially open. No significant urbanising 
influences; even though there are limited farm buildings and residential uses. 
Limited or no contribution to preserving the special character of historic towns 
(Welwyn Garden City). 
Parcel P43 
Partial contribution for preventing neighbouring towns from merging - Lies 
between the fragile gap of Hatfield and Welwyn Garden City (1-2.3km). Smaller 
Settlement Stanborough lies off A1M between these towns and limits perception 
of separation of these. Although it is visually open, it plays a limited role against 
this purpose due to existing patterns of development at Hatfield. 
Significant contribution for safeguarding countryside from encroachment. – 
Contains characteristics such as pastoral/arable fields, playing fields, 
undeveloped scrubland that is visually/ spatially open. No significant urbanising 
influences; even though there are limited farm buildings and residential uses. 
Limited or no contribution to preserving the special character of historic towns 
(Welwyn Garden City). 

 
Assessment of Potential Harm (relevant scenarios): 
 
Parcel 41c (same as P43b) – Release of P41 alongside rest of Stage 2 site 
Hat1. Harm Rating Very High. Hat1 (.i.e. P41), together with further land to the 
south (mostly P42 and P43) and a small area of P40 next to Stanbourough. 
 
Parcel 41e – this parcel limits development to a line joining commercial 
development at Oldings Corner to the roundabout at the junction of Green Lane 
and Coopers Green Lane – this would reduce the impact on settlement 
coalescence or separation. The retention of separation from Stanborough 
means that harm from release would be ‘high’ rather than ‘very high’. 

Existing: Hatfield Avenue, Great Braitch 
Lane, Green Lanes – unclassified roads 
(moderate), A1(M)/A1001 (strong), 
property boundaries west of Hatfield 
Garden Village (moderate) 

 
Proposed: Coopers Green Lane 
(moderate), A1(M) (strong) and 
proposed boundary to the north east 
between Oldings Corner roundabout and 
residential dwelling (north) off Coopers 
Green Lane is not defined by any 
physical features on the ground (weak) 

 
Comments: 
The part of the development site east of 
Green Lanes could have extensive green 
areas (including school playing fields) in 
its northern and eastern parts, therefore 
Green Belt boundary could be 
somewhere within this parcel to south of 
Coopers Green Lane in order to retain a 
green gap between Hat 1 and 
Stanborough. This would accord with 
Parcel 41a – thus reducing the Green 
Belt harm. 
 
Conclusion: 
New Green Belt boundary along Coopers 
Green Lane and A1 (M) would potentially 
be stronger than existing boundary. 
However in the interest of retaining a gap 
between the developed area of Hat 1 and 
Stanborough the boundary could be 
drawn within the parcel east of Green 
Lanes, however this would be weaker 
than the existing in that area (in 
accordance with Parcel 41a). 

6.2: Encourage economic investment in 
those areas in need of regeneration, In a 
way that will benefit those more in need 
of rewarding employment: 
Within an area of the 20-40% most deprived 
and in walking distance of employment land 

 
6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of education 
establishments. 

 
Significant negatives (– –/ ---- ?) Total: 3 
4.4 : Protection/enhancement of open 
space and landscape character, retaining 
local distinctiveness: 
The WHBC Green Belt Review indicates the 
site contributes significantly to maintaining 
settlement pattern. 
Mitigation: The scale, layout and design of 
development should seek to reduce 
significant effects on settlement pattern and 
local distinctiveness. 

 
4.5 : Conservation/enhancement of the 
borough’s character, historic 
environment, and heritage/cultural 
assets: 
Site is in proximity to Listed Buildings and an 
AAS (Area of Archaeological Significance) is 
located within the site. 
Mitigation: Development of site should 
conform to Local Plan policies related to the 
protection of heritage assets and good 
design. 

 
4.10: Promotion of conservation and 
sustainable use of productive agricultural 
land: 
Site is located within Grade 2 land. 
Mitigation: Effect is difficult to mitigate as it 
affects approximately 50% of the site 

 
2019 Update: 
Significant positives (++/++?) Total: 9 
SA Objective 6.2 Encourage economic 
investment in those areas in need of 
regeneration, In a way that will benefit those 
more in need of rewarding employment has 
changed from significant negative (++) to 
minor significant (+) 

drainage systems (SuDS) could 
be used to suitably manage 
surface water flood risk to, 
within and from the site. 

 
2019 Update: 
No change. 

Would provide additional 
nearby facilities for Hat 15 
(Symondshyde Village), such 
as health facilities and a larger 
neighbourhood centre. 

 
Disadvantages: 
None. 
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Summary: 
HELAA: Mitigation is required for highways impact, air and noise pollution from Hatfield Avenue and A1 (M), and the setting of one listed building. Delivery is anticipated within the 6-10 year period and to continue into the 11-15 year 
period, (moderate in favour). 
GB3 Study: The whole site falls within two parcels: P41 and P43. P41 makes a significant contribution against two national purposes and limited/no contribution against one national purpose. (Significant against). Parcel P43 covers 
reminder of area to west. This makes a significant contribution against one national purposes, partial contribution against one national purpose and limited/no contribution against one national purpose (Moderate Against). 
GB3 Study (Harm): The release of the sub-parcel P41c (which covers the whole site) would result in encroachment of countryside between a fragile gap between towns of Welwyn Garden City and Hatfield. Restricting development to 
extend no further north than parcel P41e (an area joining the commercial development at Oldings Corner and the dwelling north off Coopers Green Lane), would reduce the impact on the rural separation between towns and reduce the 
Green Belt harm to high harm (Significant Against). 
GB Boundary: New boundary would be of moderate strength (part minor road, part property boundary), similar overall to existing; this is accorded moderate weight in favour of the site. A fragile gap exists between Hatfield and 
Stanborough. Development of this site would significantly reduce this gap, but ensuring the Green Belt boundary was amended in accordance with Parcel 41e would ensure the most important separation is retained (moderate against). 
SA: Overall the site has two to three times more double positives than double negatives (moderate in favour). 
Flood Risk: Development restricted to areas of Flood Zone 1 - Site passes the sequential test. 
Landscape Sensitivity: Low- moderate (minor in favour) 
Strategic Advantages: Site can make provision for a secondary school, new primary schools, small-scale employment, community facilities and a larger neighbourhood centre. It would also contribute to the Green Corridor and some of 
the community infrastructure would also serve site Hat 15 if the latter is developed (significant in favour). 
Disadvantages: None 

Calverton Test 
This represents a large strategic allocation serving one of the two principal settlements in the Borough making a significant contribution to infrastructure and housing delivery in a sustainable location. Restricting the Green Belt boundary 
change to be consistent with Parcel 41e (a line joining commercial development at Oldings Corner to the dwelling (north) off Coopers Green Lane) would reduce any Green Belt harm from ‘very high’ to ‘high’ and ensure retention of 
separation between Hatfield and Stanborough. This larger area could remain within the proposed allocation, but could be restricted to Green Infrastructure, school playing fields etc, thus minimising impacts. New Green Belt boundaries 
could also be formed through effective master-planning and planting to ensure a defensible and robust boundary is developed. 

Overall Conclusion 
The site could form a sustainable extension to the town of Hatfield as it is of sufficient size to provide a secondary school, primary schools community facilities and a neighbourhood centre, is accessible to major Employment Areas, and 
can be linked to the rest of the town by public transport and walking/cycle routes. Moderate weight against the development of the site arises from adverse effect on one national Green Belt purpose and the local Green Belt purpose, also 
through loss of openness and intrusion into a fragile gap. This is however outweighed by the substantial contribution to housing numbers and considerable strategic advantages in terms of infrastructure provision offered by the 
development of the site. Restricting any amendment to the Green Belt boundary to accord with Parcel 41e (a line joining commercial development at Oldings Corner to the dwelling (north) off Green Lanes) would retain separation 
between Hatfield and Stanborough and reduce any harm to the Green Belt from ‘very high’ to ‘high’. This wider area could be retained within the proposed allocation but used for Green Infrastructure, school playing fields etc. Overall the 
significant benefits are considered to outweigh any disadvantages and the site is considered suitable for allocation. 

Policy Implications 
Amend Green Belt boundary as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: HS11 HELAA site reference: Hat11 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Land at Southway (A1001) Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
120 dwellings 
Impacts/constraints requiring mitigation: 
• Highway junction upgrades 
• Mitigate impact on adjacent wildlife site and site ecology 
• Mitigate air and noise pollution from A1/Southway 
• Mitigate potential impact on Water End SSSI 
• Easement for public rights of way 
• Wastewater infrastructure upgrades 

Delivery timescales: 
0-10 years 
2019 Update: 
No Change. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 56) Existing 
South Way A Road (Strong). Forms a 
strong visual and perceptual break 
between South Hatfield and the land 
north of Welham Green 
Proposed: 
Established tree belt/hedgerow with minor 
gaps (moderate) 
Ridgeline through the middle of the site 
(moderate) 
Conclusion: 
The proposed new Green Belt boundaries 
consisting of established tree 
belts/hedgerows and ridgeline would be 
weaker than the existing boundary; 
however, clearly defined and defensible 

Significant positives (++) Total: 7 
4.2 : Reduction of greenhouse gas emissions 
from transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of an Employment 
Area. It is within 400m of twelve bus stops. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local 
needs: 
Site could deliver affordable housing and make 
provision for Lifetime Homes. 
6.6: Provision of training, skills development 
and lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Accords with the Settlement 
Strategy, with the primary 
focus for development 
being within and around the 
two principal towns and 
major contribution to 
meeting objectively 
assessed need for housing 
Site could accommodate 
new 2FE primary school, 
partly to serve Local Plan 
housing growth and remedy 
shortfalls in school places. 

 
Disadvantages: 
None 

Strategic Gap 
Contribution to National Purposes: 
Significant in safeguarding the countryside 

Pass – Site is within Flood 
Zone 1 

Physical and visual openness: 2019 Update: 
Physical Openness high and Visual openness High, elevated some open views 
over the surrounding landscape especially in the south central areas. 

No change. 

GB3 (Site falls within Parcel 56):  

Contribution to Green Belt Purposes  

Partial contribution to preventing the merging of neighbouring tier 1 settlements 
between Hatfield and Welham Green along the A1001. 

 

Significant contribution to safeguarding the countryside from encroachment – 
contains the characteristics of open countryside, comprising predominately 
grassland fields, but openness is compromised at the eastern end of the parcel 
by the school and vacant New Barnfield Resource Centre. 

 

The Land forms little or no part of the setting of Welwyn Garden City and does 
not contribute to its special character. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Assessment of Potential Harm (relevant scenarios): 
P56 (all of parcel) – High. Release would weaken contribution of remaining 
Green Belt land contained between the parcel and Welham Green to the south 
and the A1 (M) to the west. 
P56a (site) – Moderate High. Release of Local Plan allocation HS11, in isolation 
or in combination with the cemetery and the park and ride area to the west. 
Although the GB boundary will still be weakened, harm would be lessened 
slightly by confining development to lower ground on the northern edge of 
parcel. 

 Significant negatives (– –/ ---- ?) Total: 2 
 
4.4: Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: 
Site has high landscape sensitivity. The WHBC 
Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 
The scale, layout and design of development 
should seek to reduce significant effects on 
landscape character and settlement pattern/ local 
distinctiveness. 

 
4.6: Protection/enhancement of biodiversity 
and geodiversity: 
Site is adjacent to a Local Wildlife Site and within 
250m of another. 
Mitigation: 
Development of site should conform to Local Plan 
policies in relation to the protection/enhancement 
of biodiversity and good design. 

 
2019 Update: 
Significant negatives (– –/ ---- ?) Total: 1 
SA Objective 4.4 Retaining Local Distinctiveness 
has changed from significant negative (--) to minor 
negative (-). 

  

Summary 
HELAA: Delivery is estimated to be 0-10 years, and potentially within 0-5 years (moderate in favour). 
GB3 Study (Purposes): Site makes a significant contribution to one national Green Belt purpose and has high level of physical and visual openness (moderate against). 
GB3 Study (Harm): Site falls within Moderate High sub-parcel 56a. (moderate against). 
GB Boundary: New Green Belt boundaries would be predominantly weaker than the existing boundaries, but would be clearly defined (moderate against). The steeply sloping embankment rising up on the southern side of South Way 
also creates a very strong visual and perceptual barrier between South Hatfield and the land north of Welham Green. Whilst the gap between them has to a degree been compromised by Travellers Lane Industrial Estate, the area of 
land which Hat11 sits within constitutes a significant area of open land between the two settlements which serves as a gap between them. Extending the green belt boundaries as proposed would encroach into this gap (significant 
against). 
Flood Risk: The site is within Flood Zone 1 and passes the sequential test. No change in 2019 SFRA. 
Landscape Sensitivity: Moderate (neutral) 
SA: The site has 7 (++) and 1 (--) (moderate in favour). 
Strategic Advantages: Accords with the Settlement Strategy, with the primary focus for development being within and around the two principal towns and major contribution to meeting objectively assessed need for housing. Opportunity 
to deliver 2FE Primary School. 
Strategic Disadvantages: None. 

Calverton Test 
The release of the entire site would result in high harm to the Green Belt. However, to minimise the harm to lowest practicable extent, the release of Parcel 56a, which accords with the Local Plan HS11 proposed allocation (Hat11), 
along with the cemetery and the park and ride area to the west, would lessen harm by confining development to the lower ground on the northern edge of parcel, and provide for a more robust boundary. This would reduce the harm from 
high to moderate-high. 
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Overall Conclusion 
Limiting the extent of development to Parcel 56a (i.e. the area proposed as HS11), would reduce harm to the Green Belt by confining development to lower ground and would have less impact on settlement separation. The well-defined 
boundaries would be maintained. The inclusion of the existing cemetery and park and ride in the area excluded from the Green Belt would not increase harm to the Green Belt. The site offers the strategic advantages of contributing 
housing needs being located within and around one of the two principle towns and offers the opportunity to deliver a 2FE Primary School. On balance, it is considered that the strategic advantages and the opportunity to limit any impacts 
on the Green Belt, outweigh any harmful impacts. The site is considered suitable for allocation. 

Policy Implications 
Amend Green Belt boundaries as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Hat19 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Land off Bramble Road 
 
Urban/Green Belt: 
Green Belt  

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
20 dwellings 
Impacts/constraints requiring mitigation: 
• Mitigate heritage impacts 
• Mitigate ecological impacts 
• Mitigate air and noise pollution from A1057 
• Wastewater infrastructure upgrades 
Delivery timescales: 
6-10 years 
2019 HELAA Update: 
No change 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1: Site falls within Parcel 35 Existing: 
Property boundaries and established tree 
belt/hedgerow (moderate) 
Proposed: 
Property boundaries and established tree 
belt/hedgerow (moderate) 
Access road to Great Nast Hyde House 
(moderate) 
Conclusion: The proposed new Green 
Belt boundaries consisting of the A1057, 
access road to Great Nast Hyde House 
and new stretch of Bramble Road would 
be no weaker than the existing boundary, 
and could form clearly defined and 
defensible boundaries. 

Significant positives (++) Total: 7 
4.2 : Reduction of greenhouse gas 
emissions from transport; and (x2) 
4.3 : helping to avoid/reduce air pollution 
(x2): 
Site is within walking distance of 
Employment Areas. It is within 400m of three 
bus stops. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs (x2): 
Site could deliver affordable housing and 
make provision for accessible and adaptable 
dwellings. 
6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 35 makes a significant contribution to preventing neighbouring towns 
from merging. The parcel provides a strategic gap to separate St Albans and 
Hatfield. Any small scale reduction in the gap would be unlikely to further 
compromise the separation of settlements in physical or visual terms however it 
would negatively impact on overall visual openness. 

Pass – Site is within Flood Zone 
1 
2019 Update: 
No change 

None 
 
Disadvantages 
None 

GB2: Assessed as part of Hat3   

Contribution to National Purposes:   

Limited or no contribution to checking sprawl of large built up areas. Significant 
contribution to preventing neighbouring towns from merging (Hatfield and St 
Albans). Significant for safeguarding the countryside from encroachment. Land 
has strong countryside characteristics free from development Limited to no 
contribution to preserving the setting and special character of historic towns. 

  

Physical and visual openness: Mixed visual openness and high physical 
openness 

  

GB3: Site falls within Parcel 48   

Contribution to Green Belt Purposes   
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Significant contribution to preventing neighbouring towns from merging. 
Parcel lies between the settlements of Hatfield and St Albans which are 
approximately 1.5km apart. Land plays a significant role in inhibiting physical or 
visual coalescence of the towns, as the gap is particularly narrow. Significant 
contribution to safeguarding the countryside from encroachment. The land 
contains the characteristics of open countryside lacking any significant 
urbanizing development. The land contains the characteristics of open 
countryside. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 48 (all of parcel) – Very High harm 
Release would lead to significant encroachment on the countryside. Parcel 
plays a significant role in preventing the reduction of the gap between Hatfield 
and St Albans which is particularly fragile. 
Parcel 48a (release of Hat19) – Moderate harm 
Site is open and its release would lead to encroachment on the countryside. 
However the site is contained to the north and south and only forms a narrow 
strip of Green Belt land that would not significantly narrow the perceived gap 
between Hatfield and St Albans. 

 Significant negatives (– –) Total: 2 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Study Stage 3 indicates the site 
makes a significant contribution to preventing 
neighbouring towns from merging (Green Belt Purpose 
2). 
Mitigation: The scale, layout and design of 
development should seek to reduce significant effects 
on local distinctiveness. 
4.10: Promotion of conservation and sustainable 
use of productive agricultural land: 
Site is located within Grade 2 land. 
Mitigation: Effect is difficult to mitigate as it affects 
approximately 95% of the site. 
 
2019 Update: 
Significant negatives reduced by one as a result of 
correction of previous error. Objective 4.5 removed. 

  

Summary: 
HELAA: 6-10 years (moderate weight in favour). 
GB3 Study (Purposes): The parcel makes two significant contributions to national Green Belt purposes (significant against). 
GB3 Study (Harm): The site falls within a moderate harm sub-parcel (P48a) (minor against). 
Green Belt boundary: New boundaries would be similar in strength to existing boundaries, and would be clearly defined and defensible (moderate weight in favour). 
SA: Site has more than three times as many significant positives as significant negatives (significant weight in favour). 
Flood Risk: Passes the sequential test 
Landscape Sensitivity: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The site in question is a narrow strip of land adjoining the existing urban edge of the settlement that is contained by an existing dwelling to the north and south and contains mature planting which helps to contain the site further. The 
release of this site would not lead to the perception of significantly narrowing the gap between Hatfield and St Albans and is considered to lead to moderate harm to the Green Belt overall. Given the contained nature of the site and 
existing mature planting, additional planting as part of master planning could help minimise any impact further. 

Overall Conclusion 
The site is sustainably located within walking distance of a range of amenities as well as public transport. The release of the site would lead ‘moderate’ harm to the Green Belt, encroachment on the countryside, and would lead to the 
perception of significantly narrowing the gap between Hatfield and St Albans. On balance, the benefits of the site are not considered to outweigh the adverse impacts on the Green Belt and the narrowing of the gap between neighbouring 
towns. The site is not considered suitable for allocation. 

Policy Implications 
Amend Green Belt boundaries as indicated. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Hat20 

Settlement: Hatfield Housing & Employment Land Availability  Assessment  

Site location: Angerland Common South 2019 Update: 

Urban/Green Belt: 

Green Belt  

PDL/Greenfield:  

Greenfield  

Achievable:  

Yes  

Estimated capacity 

Either B1a/b; or B1c; or a mix of B1a, b, c; or B1a, b, c and B2:  

B1a/b: 61,725m2 (75% plot ratio) 

B1c: 32,920m2 (40% plot ratio) 

B2: 32,920m2   (40% plot ratio)** 

** The B2 capacity is 32920m2, but scale achievable is likely to be less than this because this will only be 

suitable for this as part of a mixed use scheme due to noise sensitive adjacent use (cemetery).  

Impacts/constraints requiring mitigation: 

 Thames Water will need to be consulted (at application stage) regarding waste water capacity 

 Vehicular access proposed off Southway, via the Park and Ride. HCC Highways raised no significant 

observation  

 Potential protected species within site may need investigation  

 Mitigate noise pollution from the A1 (M). Air quality issues that will need investigation at application stage 

 Provision of cycling/pedestrian access via P & R and southern part of A1001 

Delivery timescales: 

6-10 year or 11-15 years  

Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary Appraisal Sustainability Appraisal 
Flood Risk Sequential 

Test 

Strategic advantages 

and disadvantages 

GB1 (Site falls within Parcel P48 Strategic Gap 

Parcel makes a partial contribution to the strategic gap between Hatfield and 

Potters Bar. This gaps is 5km and contains Welham Green and Brookmans 

Park in between.  

GB2: This site was not covered by this study.   

GB3 (Site falls within Parcel P55):  

Contribution to Green Belt Purposes 

Partial for preventing neighbouring towns from merging – contributes to the gap 

between Hatfield and Potters Bar. Plays a role in inhibiting the perception of 

towns merging.  

Significant for safeguarding the countryside from encroachment - Contains 

characteristics of open countryside, made of arable fields. Car park, floodlight 

have some impact on this, but lacks strong association with the urban edge due 

to the separating woodland and grassland around A1001. 

Existing: 

South Way A Road (Strong). Forms a 

strong visual and perceptual break 

between South Hatfield and the land 

north of Welham Green  

Proposed: 

A1 (M) with dense vegetation along the 

Embankment/edge of site to west 

(Strong) 

Dense tree/hedge line along a PROW 

along south and eastern boundary 

(Moderate) 

2019 Update: 

Significant positives (++/++?) Total: 4 

4.2: Reduction of greenhouse gas emissions 

from transport and; 

4.3: helping to avoid/reduce air pollution 

Site is within 400m walking distance of bus stops on 

a route providing a six day week service. 

6.1 Ensuring the supply, location and quality of 

business and employment sites reflects the 

needs of local businesses and encourages a 

mixed and greener economy (x2) 

Site has the potential to deliver 5% of areas 

employment needs and address needs of 

businesses. 

Sequential Test result: 

Pass- Site is within Flood 

Zone 1  

2019 Update: 

No change. 

Advantages: 

This site may provide an 

opportunity to deliver 

additional employment 

floor space to contribute 

towards the borough’s 

economic growth strategy. 

But its location within 

proximity to existing 

Employment Area (EA8) 

and mixed housing, 

employment site, reduces 

the extent to which this can 

be considered an 

advantage.  
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Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary Appraisal Sustainability Appraisal 
Flood Risk Sequential 

Test 

Strategic advantages 

and disadvantages 

Limited or no contribution for preserving the setting and special character of 

historic towns (Welwyn Garden City).   

Assessment of Potential Harm (relevant scenarios): 

Parcel 55 (Release of all/part of parcel): High  

The release would breach the strong existing Green Belt at A1001. Although 

new boundary would be relatively strong (.i.e. A1m, west; Woodland, south), it 

would be significant longer and varied. Further, it would result in the significant 

encroachment of the countryside and significantly reduce the gap between 

Hatfield and Welham Green.  

A park and ride facility is adjacent to and 

partially defines (with limited trees), a 

large part of site’s northern boundary 

(Weaker). 

Comments 

The adjacent park and ride facility is 

unsuitable and poorly located to be inset 

from the Green Belt. It would need to be 

released with Site Hat20, to form a new 

logical, well defined Green Belt boundary. 

The released area would result in a 

weaker and less continuous boundary 

than the existing (A1001), but it would be 

well defined and defensible.  

Significant negatives (– – / – –?) Total:2 

4.6: Protection/enhancement of biodiversity and 

geodiversity (--?): 

Site is within 250m of Local Wildlife Sites and within 

1km of a Local Nature Reserve. 

Mitigation:  

Development of site should conform to Local Plan 

policies related to the protection/enhancement of 

biodiversity and good design. 

4.10: Promote conservation and sustainable use 

of productive agricultural land  

The majority of this site is within Grade 2 agricultural 

land and entirely green field land.  

Mitigation:  

Effect is difficult to mitigate, particularly for B uses.   

 Disadvantages: 

None 

Summary:  

HELAA: 6-10/11-15 years (moderate/minor in favour).  

GB3 Study (Purposes): The wider parcel makes a significant contribution to one national purpose, a partial contribution to one national purpose and limited/no contribution to one national purpose (moderate against).   

GB3 Study (Harm): The release of all/part of the wider parcel P55 that site Hat20 falls within; will result in high harm to the Green Belt (significant against), as it will result in significant encroachment of the countryside and reduction in 

the gap between Welham Green and Hatfield.  

Green Belt boundary: The amended Green Belt boundary would be partially weaker than the existing boundary, but would be clearly defined (minor in favour). 

SA: Four significant positives and two significant negatives. This is 2 times more positives than negatives (moderate in favour).  

Flood Risk: Passes the sequential test 

Landscape Sensitivity: Moderate (neutral) 

Strategic Advantages: This site may potentially deliver additional employment land to contribute towards the economic strategy, but with close proximity to an existing employment area and proposed mixed use area (significant in 

favour).  

Strategic Disadvantages: None 

Calverton Test 

Site Hat20 forms part of a wider Green Belt parcel P55. The release of all or part of this parcel will result in High harm to this designation due to the significant encroachment of the countryside and reduction of the gap between Hatfield 

and Welham Green, negatively impacting the perception of merging of towns. In addition, it will result in a weaker Green Belt boundary than the existing (A1001), but it will be clearly defined. The Green Belt Review did not identify any 

other development scenarios for this this site that may ameliorate/reduce harm to Green Belt to a lower extent.   

Overall Conclusion 

On balance, the weakening of a strong Green Belt boundary and developing further south of South Way/Park and Ride, within a gap on edge of smaller settlements that play a role in the perception of separation between the merger of 

towns, and the adverse impacts upon the purposes of the Green Belt are considered to outweigh the benefits of the site. The site is not considered suitable for allocation. 

Policy Implications  

None 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: HC08 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Lemsford Road, Hatfield  
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
32 dwellings 
Impacts/constraints requiring mitigation: 

• In Hatfield, there is a general heritage impact issue which may restrict the height of development. 
• Currently used for surface level car parking which will need to be reprovided before development. 

Delivery timescales: 
6 – 10 years 
2019 Update: 
No Change 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary 

Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Site is in an existing urban area and so is not in the Green Belt. 
Contribution to National Purposes: 
N/A for urban sites 
Physical and visual openness: 
N/A for urban sites 
Potential for Cumulative Impact 
N/A for urban sites 
Contribution to Green Belt Purposes 
N/A for urban sites 

Site is in an existing urban area 
and so is not in the Green Belt. 
Existing: 
N/A for urban sites 
Proposed: 
N/A for urban sites 

Significant positives (++/++?) Total: 9 
4.2 Significantly reduce greenhouse gas emissions from 
transport (x2) and; 
4.3 Avoid and reduce air pollution (x2) 
Site is within walking distance (1,400m) of four Employment 
Sites and is within Hatfield Town Centre. 
Site is within 400m of bus stops on routes providing a six day 
a week service and within 1,400m of Hatfield railway station. 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness 

Sequential Test result: 
Pass – within Flood 
Zone 1 

 
2019 Update: 
No change 

Advantages: 
Development of this site 
would bring additional 
residents into Hatfield 
town centre, would help 
increase town centre 
footfall and would help 
continue ongoing 
regeneration work in 
Hatfield town centre. 

  This is an urban site on previously developed land.  Disadvantages: 
  5.1 Provide the right amount, type and tenure of housing 

to meet identified local needs (x2) 
 None 

  The site could accommodate 35% affordable dwellings and 
provide accessible and adaptable dwellings. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary 

Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

  6.3 Enhance the vitality and attraction of Welwyn Garden 
City and Hatfield town retail centres 
This site is within Hatfield Town Centre which will support the 
town’s vitality and vibrancy 
6.6 Provide access to training, skills development and 
lifelong learning 
The site is within 1,400m of educational facilities 
Significant negatives (– –/ (– –?) Total: 0 
2019 Update: 
No Change. 

  

Summary: 
HELAA: Deliverable within s 6-10year (moderate in favour). 
GB3 Study (Purposes): Development of the site would have no impact on Green Belt purposes (significant in favour) 
GB3 Study (Harm): Development of the site would have no impact on Green Belt purposes (significant in favour) 
Green Belt boundary: Development of the site would have no impact on Green Belt purposes (significant in favour) 
SA: The site has nine significant positives and no significant negatives (significant in favour). 
Flood Risk: Site passes the sequential test. 
Strategic Advantages: The site would increase town centre footfall and continue ongoing regeneration work in Hatfield (moderate in favour). 
Strategic Disadvantages: None. 

Calverton Test 
N/A for urban sites 

Overall Conclusion 
The site could come forward within 6-10 years. As an urban site there will be no Green Belt implications and would provide new residential accommodation and footfall in Hatfield town centre, assisting with wider and ongoing 
regeneration work. This site should be allocated for development. 

Policy Implications 
If this site is allocated, minor amendments to the wording of Policy SADM23, SADM26 (and accompanying table 10) and figure 13 will be required. Table 10 should identify the site constraints set out above to be addressed at planning 
application stage. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: HC11 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Meridian House, The Common 
 
 
Urban/Green Belt: 

 

 

Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
11 dwellings 
Impacts/constraints requiring mitigation: 
• Potential land contamination 
• Noise from adjacent commercial operators 
Delivery timescales: 1-5 years 
2019 HELAA Update: 
Estimated capacity increased from 9 dwellings in the 2016 HELAA to 11 dwellings in 2019 HELAA. Delivery 
adjusted from 6-10 years to 1-5 years. 

 
Green Belt Study Review (Parts 1, 2 and 3)) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Contribution to National Purposes: Existing Significant positives (++/++?) Total: 10 
1.1, 1.2: Reduction in health inequalities 
The site is within an area classified as being within 20% 
of the most deprived areas nationally. The site is within 
walking distance of several types of community facilities. 
4.2 : Reduction of greenhouse gas emissions from 
transport (x2) 
4.3 : Helping to avoid/reduce air pollution (x2) 
The site is within Hatfield Town Centre and is within 
walking distance of four Employment Sites, Hatfield 
Railway Station and within 400m of twelve bus stops 
4.4 : Protection and enhancement of open space and 
landscape character, retaining local distinctiveness 
The site is previously developed 

Sequential Test result: Advantages: 
N/A for urban sites 
Contribution to Local Purpose: 

N/A for urban sites 
Proposed: 

Pass – Site is within 
Flood Zone 1 

None 

N/A for urban sites N/A for urban sites 2019 Update: Disadvantages 
Physical and visual openness: Comments: No Changes. None 
N/A for urban sites N/A for urban sites   

Potential for Cumulative Impact Conclusion:   

N/A for urban sites N/A for urban sites   
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

  5.1: Providing the right amount, type and tenure of 
housing to meet identified local needs (x2) 
The site could accommodate 35% affordable housing and 
20% accessible and adaptable dwellings. 
6.3: Enhancing the vitality of Welwyn Garden City and 
Hatfield town centres 
The site is within Hatfield Town Centre 
6.6: Providing access to training, skills development 
and lifelong learning to meet identified needs 
The site is within straight line walking distance of local 
education facilities. 
Significant negatives (– –/ ---- ?) Total: 0 
2019 Update: 
No Changes. 

  

Summary: 
HELAA: The site could come forward within the first five years of the plan period (significant in favour). 
GB3 Study (Purposes): N/A 
GB3 Study (Harm): N/A 
Green Belt boundary: N/A 
Site is urban. Development would have no impact on Green Belt purposes or boundaries (significant in favour). 
SA: The site has only double positives as no double negatives (significant in favour). 
Flood Risk: Passes the sequential test 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
N/A 

Overall Conclusion 
The site benefits from an extremely sustainable location within Hatfield Town Centre within close walking distance of a range of amenities and services including public transport. The site is previously developed and development of it for 
housing/housing-led mixed used development would support the vibrancy and vitality of Hatfield Town Centre and help to minimise the need to release additional Green Belt land for housing. The site is considered suitable for 
allocation. 

Policy Implications 
None 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: HE17 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Link Drive, Hatfield  
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
84 dwellings 
Impacts/constraints requiring mitigation: 

• In Hatfield, there is a general heritage impact issue which may restrict the height of development. 
• Proximity to Queensway means that traffic noise and air pollution will need to be considered at 

planning application stage. 
• Currently used for surface level car parking which will need to be re-provided before development. 

Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Site is in an existing urban area, and so not in the Green Belt. 
Contribution to National Purposes: 
N/A for urban sites 

Site is in an existing urban area, and so 
not in the green belt. 
Existing: 

Significant positives (++/++?) Total: 9 
4.2 Significantly reduce greenhouse gas 
emissions from transport (x2) and; 

Sequential Test result: 
Pass - within Flood Zone 
1. 

Advantages: 
Development of this site 
would bring additional 
residents into Hatfield 
town centre, would help 
increase town centre 
footfall and would help 
continue ongoing 
regeneration work in 
Hatfield town centre. 

 
Disadvantages: 
None 

Physical and visual openness: N/A for urban sites 4.3 Avoid and reduce air pollution (x2)  

N/A for urban sites 
Potential for Cumulative Impact 
N/A for urban sites 
Contribution to Green Belt Purposes 

 
Proposed: 
N/A for urban sites 

Site is within walking distance (1,400m) of four 
Employment Sites and is within Hatfield Town Centre. 
Site is within 400m of bus stops on routes providing a 
six day a week service and within 1,400m of Hatfield 
railway station. 

2019 Update: 
No change 

N/A for urban sites  4.4 Protect and enhance open space and 
landscape character, retaining local 
distinctiveness 

 

  This is an urban site on previously developed land.  

P
age 314



 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

  5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs (x2) 
It is assumed the site would accommodate 35% 
affordable dwellings 
It is assumed the site would include 20% 'accessible 
and adaptable dwellings' 
6.3 Enhance the vitality and attraction of Welwyn 
Garden City and Hatfield town retail centres 
This site is within Hatfield Town Centre which will 
support the town’s vitality and vibrancy 
6.6 Provide access to training, skills development 
and lifelong learning 
The site is within walking distance (1,400 m) of 
educational facilities 
Significant negatives (– –/ (– –?) Total: 0 
 
2019 Update: 
No change. 

  

Summary: 
HELAA: deliverable within years 1 to 5 (significant in favour). 
GB3 Study (Purposes): Development of the site would have no impact on Green Belt purposes (significant in favour) 
GB3 Study (Harm): Development of the site would have no impact on Green Belt purposes (significant in favour) 
Green Belt boundary: Development of the site would have no impact on Green Belt purposes (significant in favour) 
SA: The site has nine significant positives and no significant negatives (significant in favour). 
Flood Risk: The site passes the sequential test. (significant in favour) 
Strategic Advantages: The site would increase town centre footfall and continue ongoing regeneration work in Hatfield (moderate in favour). 
Strategic Disadvantages: None 

Calverton Test 
N/A for urban sites 

Overall Conclusion 
The site could come forward within five years. As an urban site there will be no Green Belt implications and would provide new residential accommodation and footfall in Hatfield town centre, assisting with wider and ongoing regeneration 
work. This site should be allocated for development. 

Policy Implications 
If this site is allocated, minor amendments to the wording of Policy SADM23, SADM26 (and accompanying table 10) and figure 13 will be required. Table 10 should identify the site constraints set out above to be addressed at planning 
application stage. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: HWS92 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Minster Close 
 
 

2019 Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
90 dwellings (49 net) for over 55s accommodation 
Impacts/constraints requiring mitigation: 

• Mitigate noise pollution from Bishops Rise 
• Ecological Assessment required, potential for Great Crested Newts 
• Archaeological Assessment required at either pre-determination or planning application stage 
• Ground Source Protection Zone - remediation would be required through the design of a SuDS 

scheme for surface run-off from roads, car parking and public or amenity areas which provide the 
requisite number of treatment stages to prevent the pollution of groundwater. 

Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Contribution to National Purposes: 
N/A for urban sites 
Contribution to Local Purpose: 
N/A for urban sites 
Physical and visual openness: 
N/A for urban sites 
Potential for Cumulative Impact 
N/A for urban sites 

Existing: 
N/A for urban sites 
Proposed: 
N/A for urban sites 

2019 Update: 
Significant positives (++/++?) Total: 8 
4.2 Significantly reduce greenhouse gas emissions 
from transport? (x2) and; 
4.3 Avoid and reduce air pollution (x2) 
The site is within 1400m of three employment areas and 
Hatfield Town Centre. 
The site is within 400m of bus stops providing a six day 
week service. 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness? 
The site is previously developed. 

2019 Update: 
Sequential Test result: 
Pass – Site is within 
Flood Zone 1 

Advantages: 
Sheltered 
accommodation for the 
over 55s would contribute 
to the stock of homes for 
older people in the 
borough. 

 
Disadvantages: 
None. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

  5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
The site can accommodate 35% affordable dwellings 
and 20% accessible and adaptable dwellings. 6.6 
Ensure the supply, location and quality of business 
and employment 
The site is within 1400m of local education facilities. 
Significant negatives (– –/– –?) Total: 0 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour) 
GB3 Study (Purposes): Development of the site would have no impact on Green Belt purposes (significant in favour) 
GB3 Study (Harm): Development of the site would have no impact on Green Belt purposes (significant in favour) 
Green Belt boundary: Development of the site would have no impact on Green Belt purposes (significant in favour) 
SA: The site has more than three times as many double positives than double negatives (significant in favour) 
Flood Risk: Site passes the sequential test. 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
N/A for urban sites 

Overall Conclusion 
HSW92 is in an accessible and sustainable location. High View neighbourhood centre is within 245m, an area for regeneration for residential, retail and other uses. Development of this site would contribute to the Council’s Affordable 
Housing Programme which seeks to regenerate existing schemes to enhanced standards. Development of HSW92 would result in a net gain of 49 units overall and would contribute to the stock of homes for older people. The site 
should be considered for allocation. 

Policy Implications 
None. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: HSW94 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: College Lane (North)  
 
2019 Update:  

 

Urban/Green Belt: 
Urban 
PDL/Greenfield: 
Part PDL (north) 
Achievable: 
Yes 
Estimated capacity: 
115 dwellings on a reduced developable area (to the south of the site) 
Impacts/constraints requiring mitigation: 
• Waste water infrastructure upgrades 
• Surface water management 
• Water main via unknown location may require easements 
• Mitigate noise and air quality pollution from adjacent A1(M) 
• Potential protected species within site may need investigation, mitigation, at application stage 
Delivery timescales: 
6-10 years 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Contribution to National Purposes: Existing: 2019 Update: 2019 Update: Advantages: 
N/A for urban sites N/A for urban sites Significant positives (++++?) Total:7 Sequential Test result: None 
Contribution to Local Purpose: 
N/A for urban sites 

Proposed: 
N/A for urban sites 

4.2: Reduction of greenhouse gas emissions from 
transport (x2); and 

Pass- Site is within Flood 
zone 1. 

 
Disadvantages: 

Physical and visual openness: 
N/A for urban sites 
Potential for Cumulative Impact 
N/A for urban sites 

 4.3: helping to avoid/reduce air pollution (x2): 
Site is within walking distance of three Employment 
Area and Hatfield Town Centre. It is within 400m of 
bus stops providing a six day service. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x2): 
Site could deliver affordable housing and make 
provision for housing that meet accessible, adaptable 
standards 
6.6: Provision of training, skills development and 
lifelong learning: 

Surface water run-off 
issues effect (15% 1 in 
30yr/100yr and 36% 1 in 
1000yr ) via the centre 
(north-south). 
A sequential approach to 
layout and the use of 
sustainable drainage 
systems (SuDS) could be 
used to suitably manage 
surface water flood risk to, 
within and from the site. 

None 

  Site is within walking distance of education 
establishments 

  

  Significant negatives (– –/– –?) Total: 0   
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Summary: 
HELAA: Deliverable within 6-10 years (moderate). 
GB3 Study (Purposes): Development of the site would have no impact on Green Belt purposes (significant in favour). 
GB3 Study (Harm): Development of the site would have no impact on Green Belt purposes (significant in favour). 
Green Belt boundary: Development of the site would have no impact on Green Belt purposes (significant in favour). 
SA: Seven significant positives and zero significant negatives (significant in favour). 
Flood Risk: Passes the sequential test 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
N/A 

Overall Conclusion 
Site HSW94 is largely a green field site, located within the urban area of Hatfield. Part of the promoted site area (north) that Hatfield Land and Tennis Bowls, Club (HTLBC) that use the northern part for leisure, community/leisure uses 
and ancillary parking (.i.e. PDL area) has been found unavailable (e.g. long lease) and unsuitable for potential housing development by the HELAA. Key reasons were that promoter failed to provide evidence there is no demand for these 
facilities, and that these can be re-provided elsewhere with equivalent quantitate and accessible location. Hence, this has been excluded from the potential developable area and is not being considered as part of the site selection 
process. 
This site is located within the urban area of Hatfield and accessible location of the town centre, employment area and public transport. It has the potential to address housing needs within the medium term. On balance, the benefits of the 
site area (excluding HLTC) mean that it is considered suitable for allocation (on the southern part of the site only). 

Policy Implications 
None 
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Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Potters Bar 
 
 

For Potters Bar, no sites passed Stages 1 and 2 of the Site Selection process and therefore no sites have been considered further in 
the Sites Selection Background Paper. 
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Appendix A 

Site Selection Background Paper 2019 

Woolmer Green 
 

Selection Background Paper, only sites that passed the Stages 1 and 2 of the Site Selection process and are large enough to be allocated (10 or 
more in towns, 5 or more in villages) have been considered in this appendix 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: WE100 

Settlement: Woolmer Green Housing & Employment Land Availability Assessment 

Site location: 51-53 London Road  
 
 

Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
34 dwellings 
Impacts/constraints requiring mitigation: 

• Potential for ground contamination 
• Future occupants could be affected by noise pollution from the B197 requiring mitigation measures 
• Preliminary Roost Assessment may be required and mitigation if necessary 
• Easement for Public Right of Way 

Delivery timescales: 
0-5 years 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Strategic Gap: 
N/A 
Contribution to National Purposes: 
N/A 
Physical and visual openness: 
N/A 
Potential for Cumulative Impact: 
N/A 
Contribution to Green Belt Purposes: 
N/A 
Assessment of Potential Harm: 
N/A 

Site is in an existing urban area, so not 
included in Green Belt study. 
 
Existing: 
N/A 
Proposed: 
N/A 

Significant positives (++/++?) Total: 8 
4.2 : Reduction of greenhouse gas emissions 
from transport (x2) 
4.3 : Helping to avoid/reduce air pollution (x2) 
The site is within walking distance of an 
Employment Site and within 400m of 9 bus stops. 
4.4 : Protection and enhancement of open 
space and landscape character, retaining local 
distinctiveness 
The site is previously developed 
5.1: Providing the right amount, type and 
tenure of housing to meet identified local 
needs (x2) 
6.6: Providing access to training, skills 
development and lifelong learning to meet 
identified needs 

Sequential Test result: 
Pass – Site is within 
Flood Zone 1 

Whilst not high risk, 30% of 
the eastern side of the site 
is affected by surface water 
flooding in the 1000yr 
event. Only very small 
percentages in lower return 
periods. 

Advantages: 
None 

 
Disadvantages 
The site currently includes 
a number of employment 
generating uses comprising 
a car dealership and 
ancillary uses (Sui 
Generis). If the site were 
redeveloped for housing 
the current and potential 
future employment capacity 
of the site would be lost. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

  Significant negatives (– –/ ---- ?) Total: 1 
6.1: Ensuring the supply, location and 
quality of business and employment 
sites reflects the needs of local 
businesses and encourages a mixed and 
greener economy 
The site is located within an existing 
employment site 

  

Summary: 
HELAA: Deliverable within 0-5 years (significant in favour) 
GB3 Study (Purposes): N/A 
GB3 Study (Harm): N/A 
Green Belt boundary: N/A 
Site is urban. Development would have no impact on Green Belt purposes or boundaries (significant weight in favour) 
SA: The site has over three times as many double positives as double negatives (significant in favour) 
Flood Risk: Passes the sequential test 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: The current employment generating uses on the site would be lost as would the potential future of the site to support employment. 

Calverton Test 
N/A 

Overall Conclusion 
The site would make a modest contribution to the borough’s housing need and can come forward within the first five years of the plan period. The site is sustainably located within walking distance of a number of amenities and is well 
served by public transport. The site is previously developed land and its release for housing would help minimise the need to release additional Green Belt land for housing. 
The site currently comprises a car dealership and ancillary uses (Sui Generis use). While the site does not contain B-class employment uses, given its current role in supporting local employment and future potential to support local 
employment needs it has been proposed for designation as part of Employment Area EA10 in the Draft Local Plan Proposed Submission. EA10 comprises three discrete parcels of land which lie in close proximity to one another. One 
part of the proposed employment allocation has already been lost for housing following an allowed appeal for the redevelopment of the Entech House site in Woolmer Green. 
The key downside to allocating the site for housing would be the loss of its current employment function and the prevention of the site from meeting future potential employment needs. The Council has reviewed the current supply of 
employment land within the borough and identified that the loss of this site would be acceptable given its sustainable location and the provision of employment elsewhere. Given the employment characteristics of the site (it does not 
support B-class employment and the employment which it does support is at a relatively low density), it is considered that the harm from releasing it is low compared with releasing other employment sites in the borough which support 
higher density B-class employment and form part of well-established and well-performing employment areas. 
Having regard to the borough wide employment land context, the nature and type of employment provided on the site at present and the sustainability benefits of releasing the site for housing, the site is considered suitable for 
allocation for housing. 

Policy Implications 
Amendment to EA10 allocation and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: HS15 HELAA site reference: WGr1 

Settlement: Woolmer Green Housing & Employment Land Availability Assessment 

Site location: Land east of London Road Urban/Green Belt: Green Belt 
PDL/Greenfield: Greenfield 
Achievable: Yes 
Estimated capacity: 150 dwellings 
Impacts/constraints requiring mitigation: 
• Within 30m of a Grade II Listed building (Payne’s farmhouse), but should be possible to develop the site 

without causing unacceptable harm to the significance of the farmhouse. Proposed landscape buffer to 
mitigate impact. 

• Not in an ASS but moderate potential for pre-historic remains and low to medium potential for medieval 
and post medieval remains. 

• Layout would need to ensure satisfactory residential environment for future occupants addressing potential 
noise impact from adjoining industrial uses. 

• Waste water upgrades 
Delivery timescales: 
1-10 years 
2019 HELAA Update: 
No change 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 59): Existing: 
The existing green belt boundary 
comprises of the settlement boundary 
and is strong. 
Proposed: 
There would be no definable physical 
boundary to the north, where the 
boundary would go across an open field. 
(Weak). 
To the east, the boundary would consist 
of an established hedgerow, alongside a 
private access track. (Moderate). 
Development would be constrained to the 
southern part of the site to form a 
landscape buffer to the north; this is to 
allow for the provision of a strategic 
landscape buffer to the north of the site 
below the ridge of the gently rising 
landform, to offset the impact of the 
development on the wider landscape. As 
a result the proposed new boundary 
would align well with the existing 
settlement boundary and is not 
considered to result in any weakening of 
the existing boundary. 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions from 
transport (x2): 
Site is within walking distance of two Employment 
Areas and 400m of five bus stops, which provide a 6 
day a week service 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of two Employment 
Areas. It is within 400m of five bus stops. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x2): 
Site could deliver affordable housing and make 
provision for accessible/adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 1 
4.5: Conservation/enhancement of the borough’s 
character , historic environment, and 
heritage/cultural assets: 
Site is adjacent to a Listed Building and between 
250m-1km of another four. 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1 
Surface water flow route 
runs north-south in the 
eastern area of the site, 
and ponds in the southern 
corner of the site. A 
sequential approach to 
layout and the use of 
sustainable drainage 
systems (SuDS) could be 
used to suitably manage 
surface water flood risk to, 
within and from the site. 
2019 Update: 
No change 

Advantages: 
Strategic Gap 
Parcel 59 makes a partial contribution to the strategic gap between Welwyn 
Garden City and Stevenage 
GB2 (Site WGr1): 
Contribution to National Purposes: 
Significant in safeguarding the countryside from encroachment, forms part of the 
wider countryside. 

Potential exists to provide 
a farm shop which would 
provide a convenience 
shop for the village and 
increase its sustainability. 

 
Disadvantages: 

Partial for checking unrestricted sprawl of large built up areas of Stevenage. None. 

Partial in preventing neighbouring towns from merging. Has an impact on the 
gap to Knebworth and contributes to the gap between Welwyn Garden City and 
Stevenage, also contributes to the visual perception of the gap but this is limited 
due to the overall scale of the gap 

 

Physical and visual openness:  

Physical and visual openness is high.  

Generally open with views to the surrounding landscape.  

Potential for Cumulative Impact  

The site is connected to Woolmer Green and forms a group with WGr2 and 
WGr3 

 

GB3 (Site falls within Parcel 3):  

Contribution to Green Belt Purposes  

Partial for preventing neighbouring towns from merging - contributes to the gap 
between Welwyn Garden City and Stevenage 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Significant for safeguarding the countryside from encroachment – contains 
characteristics of open countryside and lacks any significant urbanising 
development. Relates strongly to the wider countryside to the east and west in 
particular 
Limited or no contribution for preserving the setting and special character of 
historic towns (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 3 (all of parcel) – Very high 
The parcel is largely open and rural in character and release would lead to 
encroachment on the countryside. The coalescence of Woolmer Green and 
Knebworth would affect the perceived separation between Welwyn Garden City 
and Stevenage. 
Parcel 3c (site WGr1) – moderate-high 
Whilst release of the site would result in encroachment on the countryside, 
containment by development to the south and west means it has a stronger 
association with the urban area. Release would not result in a significant 
extension of Woolmer Green. 

 Mitigation: 
Conservation and enhancement in conformity with 
Local Plan policies 
 
2019 Update: 
Significant negatives (– –/– –?) Total: 3 
4.4: Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness (x2): 
The site was assessed as having a moderate-high 
sensitivity to development in the 2019 Landscape 
Sensitivity Assessment and making a significant 
contribution to maintaining the existing settlement 
pattern by the GB3 Study. 
Mitigation 
Development should conform to Local Plan policies 
related to local distinctiveness and landscape. 

  

Summary 
HELAA: Deliverable within 1 -10 years.(Moderate in favour) 
GB3 Study (Purposes): Significant for one national purpose. Partial for two other national purposes. Forms a group with WGr2 and WGr3 (Moderate against). 
GB3 Study (Harm): The release of sub-parcel P3c would result in moderate-high harm to the Green Belt (moderate against). The site has a stronger association with the urban area and release of this site is not considered to form a 
significant extension of Woolmer Green. 
Green Belt Boundary: Release of this parcel is not considered to result in weakening the Green Belt edge (moderate weight against). Impact would be minimised if northern edge of site was aligned with the existing northern edge of 
the settlement (and allowed for the need to achieve access) (minor against) 
Sustainability Appraisal: More than three times as many double positives than negatives (significant in favour). 
Flood Risk: Passes the sequential test 
Landscape Assessment: Moderate-High (moderate against) 
Strategic Advantages: Development could provide a small farm shop, which would provide a convenience shop for the village, which lacks this facility (minor in favour) 
Strategic Disadvantages: None. 

Calverton Test 
The release of site WGr1 would result in moderate-high harm to the Green Belt, however, the containment of development to the south and west and absence of a strong settlement landscape feature means that the site is thought to 
have a stronger association with the urban area and its release would not result in a significant extension of Woolmer Green. Release of the site is not thought to result in a weakening of the Green Belt boundary. Therefore, whilst any 
impact would be relatively limited, to minimise the harm to the lowest practicable extent development should not extend beyond the parcel (P3c) and not any further than the existing northern extent of Woolmer Green. 

Overall Conclusion 
Potential adverse impacts on heritage assets can be overcome by suitable mitigation measures, as can potential impacts on residential amenity from noise arising from adjoining employment uses. On balance, the site’s benefits are 
considered to outweigh the adverse impacts on the purposes of and harm to the Green Belt, which are relatively limited and could be minimised by reducing the northern extent of the site to align with the northern edge of the existing 
settlement boundary and allow for access. The site falls within a Moderate – High parcel from a landscape sensitivity perspective, although it is considered that any impact on landscape can be reduced by taking the actions described 
above to minimise Green Belt impact The site is considered suitable for allocation 

Policy implication 
There is no convenience shop in Woolmer Green, so the provision of a small farm shop with ancillary café of no more than 280m2 is supported in principle to improve sustainability of the village and the farm enterprise. 
Amend Green Belt boundary as discussed ensuring the northern edge of the site aligns with the northern edge of the existing settlement boundary in order to minimise the impact on the Green Belt and ensure appropriate consideration 
is afforded to any Green Gap policy requirements. 

 

P
age 325



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: WGr3 

Settlement: Woolmer Green Housing & Employment Land Availability Assessment 

Site location: Land at 52 London Road Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes. 
Estimated capacity: 
40 dwellings 
Impacts/constraints requiring mitigation: 
• Potential for reptiles and birds, a preliminary ecological appraisal may be required 
• Future occupants could be affected by noise pollution from the railway and B197 requiring mitigation 

measures. 
• Waste water upgrades 
Delivery timescales: 
1-5/6-10 years 
2019 HELAA Updates: 
Potential for heritage assets with archaeological interest. Should not be a constraint but pre- 
application/determination archaeological assessment is required. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 59): 
Strategic Gap 
Parcel 59 makes a partial contribution to the strategic gap between Welwyn Garden 
City and Stevenage 
GB2 (Site WGr3): 
Contribution to National Purposes: 
Partial for checking unrestricted sprawl of large built up areas of Stevenage. 
Partial in preventing neighbouring towns from merging - contributes to the gap 
between Welwyn Garden City and Stevenage 
Partial for safeguarding the countryside from encroachment. Has countryside 
characteristics however the site is enclosed on four sides by built development. 
Physical and visual openness: 
Physical openness is high, visual openness mixed edge of Knebworth, railway 
embankment 
Potential for Cumulative Impact 
The site is connected to Woolmer Green and forms a group with WGR1 and WGR2 
GB3 (Site falls within Parcel 3): 
Contribution to Green Belt Purposes 

Existing: 
To the north, the green belt 
boundary consists of the settlement 
edge of Knebworth. (Strong) 
Proposed: 
The new boundary would comprise 
of an established tree belt/wooded 
area (Moderate). 
Note that if parcel P3b is taken 
forward the impact would be greatly 
reduced, including on the Green Belt 
boundary. Development limited to 25 
dwellings. 

Significant positives (++/++?) Total: 5 7 
4.2 : Reduction of greenhouse gas emissions from 
transport (x2): 
Site is within walking distance of two employment sites 
and two bus stops 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of two employment sites 
and within 400m of two bus stops. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x2): 
Site could deliver affordable housing and make 
provision for accessible/adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
 
 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1 
2019 Update: 
No change 

Advantages: 
None 
Disadvantages: 
None 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Partial for preventing neighbouring towns from merging - contributes to the gap 
between Welwyn Garden City and Stevenage 
Significant for safeguarding the countryside from encroachment – contains 
characteristics of open countryside and lacks any significant urbanising 
development. Relates strongly to the wider countryside to the east and west in 
particular 
Limited or no contribution for preserving the setting and special character of historic 
towns (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
P3 (all of parcel) – Very high 
The parcel is largely open and rural in character and its release would lead to 
encroachment on the countryside. The coalescence of Woolmer Green and 
Knebworth would affect the perceived separation between Welwyn Garden City 
and Stevenage. 
P3a (site WGr3) – High 
Containment (by B197 and railway line) would not lead to significant impact on 
integrity of Green Belt to east and west but presence of adjacent care home 
weakens distinction between settlement and countryside. 
P3b (northern part of site WGr3) – Moderate 
Presence of woodland block in southern part of WGr3 and housing to east creates 
degree of separation from wider countryside and stronger association with 
settlement edge 

 Significant negatives (– –) Total: 1 
4.4: Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement 
pattern. 
Mitigation: 
The scale, layout and design of development should 
seek to reduce significant effects on settlement pattern 
and local distinctiveness. 

 
2019 Update: 
Significant negatives (- -/- -?): Total: 2 
SA Objective 4.4 Landscape Character has changed 
from uncertain minor negative (-?) to uncertain 
significant negative (--?). 

4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The site was assessed as having a moderate-high 
sensitivity to development in the 2019 Landscape 
Sensitivity Assessment. 
Mitigation 
Development should conform to Local Plan policies 
related to local distinctiveness and landscape. 

  

Summary 
HELAA: Deliverable within 1 -10 years (moderate in favour) 
GB3 Study (Purposes): The wider parcel of land makes a significant contribution to one national purpose, a partial contribution to one national purpose and a limited or no contribution to one national purpose (moderate against). 
GB3 Study (Harm): The release of sub-parcel P3b would result in moderate harm to the Green Belt (minor against) with the presence of a woodland block to the southern half of the site and housing across the B197 to the east 
creating a degree of separation from the wider countryside and a stronger association with the settlement edge. 
Green Belt boundary: The amended green belt boundary would be predominately weaker than the existing but would be clearly defined (moderate against) 
SA: Identifies 7 positives and 2 significant negatives, i.e. more than 3 times double positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: Moderate-High (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

 

P
age 327



Calverton Test 
The release of all of site WGr3 would result in high harm to the Green Belt. To minimise the harm to the lowest practicable extent, limiting the area of release to the northern part of WGr3 (to the north of the woodland block – i.e. Parcel 
3b) would reduce the harm to moderate. This would reduce the number of dwellings that could be supported to 25, but as described above, the presence of the woodland block to the south and housing to the east creates a degree of 
separation from the wider countryside. 

Overall Conclusion 
Limiting the extent of development to the northern part of the site would lower the harm to the Green Belt to moderate and the established tree/woodland belt would form a defensible boundary. The harm to the Green Belt could be 
lowered further if the southern boundary of the site were to extend no further south than the existing residential development to the east of the B197 (London Road). This would also minimise the impact on the identified strategic gap 
between Stevenage and Welwyn Garden City, as at a settlement level there would be no noticeable extension of the Knebworth settlement edge southwards. The site falls within a Moderate-High parcel in relation to landscape 
sensitivity, but the scale of any impact is reduced by reducing the scale of development as explained to minimise impact on the Green Belt. On balance the site is considered suitable for allocation for 25 dwellings. 

Policy implication 
Amend the Green Belt boundary as discussed with the southern site boundary extending no further than the woodland block to the south. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: WGr7 

Settlement: Woolmer Green Housing & Employment Land Availability Assessment 

Site location: Land north of Heath Road  
2019 Update: 
Urban/Green Belt:  

 

Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes (subject to highway improvements) 
Estimated capacity: 
117 dwellings 
Impacts/constraints requiring mitigation: 
• Highway improvements 
• SuDS to address surface water flooding 
• Archaeological Assessment required at planning application or pre-determination stage 
• Buffer to adjoining Brokers Garden Wood Ancient Woodland and Mardley Heath LNR/WS 
• Network Rail advise Asset protection measures will need to be applied 
• Noise survey at planning application stage due to proximity of railway line 
• Wastewater upgrades 
Delivery timescales: 
1-5 years (subject to delivery of wastewater network upgrades) 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel 59): Existing: 
The site is currently washed over by the 
Green Belt. To the east the Green Belt 
boundary is formed by the railway line 
(strong) 
Proposed: 
The proposed Green Belt boundary for the 
site comprises of Brokers Garden Ancient 
Woodland (strong) on the western side, 
the railway line to the east (Strong) and 
bridleway 11 and cycle path (Moderate) to 
the north, which is considered less clearly 
defined. 

2019 Update: 2019 Update: Advantages: 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements however it 
contributes to the strategic gap between Welwyn Garden City and Stevenage. 
Site not covered by GB stage 2 study 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas emissions from 
transport 
4.3 Avoid and reduce air pollution 

Sequential Test 
result: 
Pass - Site is within 
Flood Zone 1 

None 
 

Disadvantages: 
None 

GB3 (Site falls within Parcel 1): 
Contribution to Green Belt Purposes 

Site is within 400m of eleven bus stops. This site is within 
1,400m of two Employment Sites. 

  

Partial contribution to preventing the merging of neighbouring towns – the 
parcel lies between the first tier settlements of Stevenage and Welwyn 
Garden City. The parcel forms part of the gap between Oaklands and 
Knebworth but its role in settlement separation is limited by the railway line 
running between them. 

5.1 Provide the right amount, type and tenure of housing to 
meet identified local needs? (x2) 
Affordable housing: The site provides the capacity for 117 
homes and therefore it is assumed the site would 
accommodate 35% affordable dwellings. 

  

Significant contribution to safeguarding the countryside from encroachment – 
the land is an open arable field and lacks any urbanising development. 

6.6 Provide access to training, skills development and 
lifelong learning to meet identified needs 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Little or no part of the setting of Welwyn Garden City and does not contribute 
to its special character. 
Assessment of Potential Harm (relevant scenarios): 
P1 (release of whole parcel) – High 
The site contributes to preserving a degree of distinction between Oaklands 
and Mardley Heath and Woolmer Green. Release of the parcel would not 
have a significant impact on the integrity of the remaining Green Belt as it is 
contained by woodland in Mardley Heath to the west, however it would result 
in a less clearly defined boundary to the north of the parcel. 

 The site is within straight line walking distance (1,400 m) of St. 
Michael’s Primary School and Oaklands Primary School. 
Significant negatives (– –/(– –?) Total: 2 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness? 
Landscape character: The majority of the site is assessed as 
having a medium-high landscape sensitivity. 
Mitigation: 
SP9: Place making and high quality design- Proposals should 
relate well to their surroundings, local distinctiveness, wider 
townscape and landscape. 
4.6 Protect and enhance biodiversity and geodiversity, 
taking into account the impacts of climate change? 
The site contains part of the Mardley Heath LWS and LNE. 
Mitigation: 
Appropriate protection, enhancement and management of 
ecological assets. Conserve and enhance the borough's natural 
and historic landscape. 

  

Summary: 
HELAA: Delivery within 1-5 years (significant in favour) 
GB3 Study (Purposes): Significant contribution to one of the purposes and a partial contribution to one of the purposes (moderate against) 
GB3 Study (Harm): The site falls within a high harm parcel (Parcel 1) (significant against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary and would be less clearly defined to the north (minor against) 
SA: Two times as many double positives as double negatives (moderate in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate-High (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all, or part of parcel 1 would result in High harm and extend the settlement of Woolmer Green to the west across the railway line. Despite the site not having a significant impact on the integrity of the remaining Green Belt, 
it would result in a predominantly weaker boundary that is not clearly defined. Although limiting the area of release from the Green Belt to the smaller parcel WGr7a could reduce the harm (discussed further under site WGr7a), it is 
considered the release of this land would represent encroachment on an area of open countryside that contributes to preserving a degree of distinction between Oaklands and Mardley Heath and Woolmer Green. In addition WGr7a 
would form a weaker boundary to the north as there is no definable boundary. There are no further opportunities to reduce the harm. 

Overall Conclusion 
Development of site WGr7 would result in High harm to the Green Belt. The release of P1 would represent encroachment on an area of open countryside. Whilst the release of the site would not have a significant impact on the integrity 
of the remaining Green Belt, as it is contained by woodland in Mardley Heath to the west and existing built development to the south and east, it would result in a less clearly defined boundary to the north. WGr7 lies in the gap between 
Woolmer Green and Oaklands and Mardley Heath which is only just over 40m. The site is within a green gap policy area identified in the Green Gap Assessment 2019 and if developed would erode the rural settings of, and increase 
inter-visibility between the two settlements. Overall, it is considered that the harm caused by releasing the site from the Green Belt outweighs the benefits of this development. The site falls within a Moderate-High parcel in relation to 
landscape sensitivity, which adds weight to the case against supporting development at this location. This site should not be considered for allocation. 

Policy Implications 
None 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: WGr7a 

Settlement: Woolmer Green Housing & Employment Land Availability Assessment 

Site location: Land north of Heath Road 
 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes (subject to highway improvements) 
Estimated capacity: 
69 dwellings 
Impacts/constraints requiring mitigation: 
• SuDS to address surface water flooding 
• Archaeological Assessment required at planning application or pre-determination stage 
• Buffer to adjoining Brokers Garden Wood Ancient Woodland and Mardley Heath LNR/WS 
• Network Rail advise Asset protection measures will need to be applied 
• Noise survey at planning application stage due to proximity of railway line 
Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel 59): 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements however it 
contributes to the strategic gap between Welwyn Garden City and Stevenage. 
Site not covered by GB stage 2 study 
 
GB3 (Site falls within Parcel 1): 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns – the parcel 
lies between the first tier settlements of Stevenage and Welwyn Garden City. 
The parcel forms part of the gap between Oaklands and Knebworth but its role 
in settlement separation is limited by the railway line running between them. 
 
Significant contribution to safeguarding the countryside from encroachment – 
the land is an open arable and lacks any urbanising development. 
 
Little or no part of the setting of Welwyn Garden City and does not contribute to 
its special character. 

Existing: 
The existing green belt boundary 
comprises of Brokers Garden Ancient 
Woodland (strong) on the Western side, 
a national railway (strong) on the 
Eastern boundary and Heath Road 
(strong) to the North. 
Proposed: 
The proposed green belt boundary for 
the site comprises of Brokers Garden 
Ancient Woodland (strong) on the 
western side, the railway line to the east 
(Strong). 
However there is no clear or definable 
boundary to the north (weak). 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas emissions from 
transport 
4.3 Avoid and reduce air pollution 
Site is within 400m of eleven bus stops. This site is within 
1,400m of two Employment Sites. 
5.1 Provide the right amount, type and tenure of housing 
to meet identified local needs? (x2) 
Affordable housing: The site provides the capacity for 69 
homes and therefore it is assumed the site would 
accommodate 35% affordable dwellings. 
6.6 Provide access to training, skills development and 
lifelong learning to meet identified needs 
The site is within straight line walking distance (1,400 m) of 
St. Michael’s Primary School and Oaklands Primary School. 
Significant negatives (– –/ (– –?) Total: 2 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness? 

Sequential Test result: 
Pass - Site is within 
Flood Zone 1 

Advantages: 
None. 
 
Disadvantages: 
None. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Assessment of Potential Harm (relevant scenarios): 
P1 (release of all, or part of parcel) – High 
The site contributes to preserving a degree of distinction between Oaklands 
and Mardley Heath and Woolmer Green. Release of the parcel would not have 
a significant impact on the integrity of the remaining Green Belt as it is 
contained by woodland in Mardley Heath to the west, however it would result in 
a less clearly defined boundary to the north of the parcel. 

 Landscape character: The majority of the site is assessed 
as having a medium-high landscape sensitivity. 
Mitigation: 
SP9: Place making and high quality design- Proposals 
should relate well to their surroundings, local 
distinctiveness, wider townscape and landscape. 
4.6 Protect and enhance biodiversity and geodiversity, 
taking into account the impacts of climate change? 
The site contains part of the Mardley Heath LWS and LNE. 
Mitigation: 
SP11: Protection and enhancement of critical 
environmental assets- Appropriate protection, 
enhancement and management of ecological assets. 
SADM 16: Ecology and Landscape- Conserve and 
enhance the borough's natural and historic landscape. 

  

Summary: 
HELAA: Delivery within 1-5 years (significant in favour). 
GB3 Study (Purposes): Significant contribution to one of the purposes and a partial contribution to one of the purposes (moderate against). 
GB3 Study (Harm): The site falls within a high harm parcel (Parcel 1) (significant against) 
Green Belt boundary: New boundary would be predominantly weaker than the existing boundary and would not be clearly defined (significant against). 
SA: Two times as many double positives as double negatives (moderate in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate-High (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all, or part of parcel 1 would result in High Green Belt harm and extend the settlement of Woolmer Green to the west across the railway line. Whilst, the site would not have a significant impact on the integrity of the 
remaining Green belt, it would result in a predominantly weaker boundary that is not clearly defined. This site is a smaller scenario of site WGr7 and reduces the area which would need to be released from the Green Belt, however, it is 
considered the release of any land in parcel 1 would represent encroachment on an area of open countryside that contributes to preserving a degree of distinction between Oaklands and Mardley Heath and Woolmer Green. There are 
no further opportunities to reduce the harm. 

Overall Conclusion 
Development of site WGr7a would result in High harm to the Green Belt. The release of P1 would represent encroachment on an area of open countryside. Whilst the release of the site would not have a significant impact on the 
remaining Green Belt, as it is contained by woodland in Mardley Heath to the west and existing built development to the south and east, it would result in a less clearly defined boundary to the north. WGr7a lies in the gap between 
Woolmer Green and Oaklands and Mardley Heath which is only just over 40m. The site is within a green gap policy area identified in the Green Gap Assessment 2019 and if developed would erode the rural settings of, and increase 
inter-visibility between the two settlements. Overall, it is considered that the harm caused by releasing the site from the Green Belt outweighs the benefits of this development. The site falls within a Moderate-High parcel in relation to 
landscape sensitivity, which adds weight to the case against supporting development at this location. This site should not be considered for allocation. 

Policy Implications 
None 
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Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Oaklands and Mardley Heath 
 

For the purposes of this Selection Background Paper, only sites that passed the Stages 1 and 2 of the Site Selection process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered in this appendix 
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Draft Local Plan 2016 site reference: HS32 HELAA site reference: GTLAA04 

Settlement: Oaklands and Mardley Heath Housing & Employment Land Availability Assessment 

Site location: Four Oaks, Great North Road 
 
 
Urban/Green Belt:  

 

Green Belt 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
6 pitches 
Impacts/constraints requiring mitigation: 
• Mitigate air and noise pollution from the A1M 
• Mitigate other ecological impacts 
Delivery timescales: 
0-5 years 
2019 HELAA update: 
None 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 59): Existing: 
The Avenue unclassified road (moderate) 
Proposed: 
The site itself is bounded by the A1(M) 
(strong), an established tree 
belt/hedgerow (moderate), property 
boundaries (moderate) and the B197. 
 
However the site is separated from the 
existing Green Belt boundary along The 
Avenue, therefore a wider area of land 
would need to be taken out of the Green 
Belt. 
Logical, clearly defined and defensible 
Green Belt boundaries could be created 
by taking the wider area of land bounded 
by the A1(M) (strong), B197 (strong) and 
an established tree belt to the south-west 
adjoining the site (moderate) out of the 
Green Belt. 

Significant positives (++) Total: 5 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within 400m of one bus stop. 
4.4 : Protection/enhancement of open space and 
landscape character: 
Site is PDL. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs: 
Site would provide 5% or more of total need for gypsy 
and traveller pitches 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 59 makes a partial contribution to the strategic gap between Welwyn 
Garden City and Stevenage. 

Pass – Site is within Flood 
Zone 1 

None 
 
Disadvantages: 

GB2 (GTLA004) 2019 Update: None 
Contribution to National Purposes: No change  
Limited or no contribution to any of the four National Purposes.   

Although the site is located in a strategic gap between Welwyn Garden City and 
Stevenage, its scale and nature means it does not make a notable contribution 

  

Physical and visual openness:   

The site is evaluated and is low for visual and physical openness. Enclosed by a 
combination of landform, the motorway embankment, ribbon development and 
vegetation with existing development on-site including buildings and hard 
standings. 

  

GB3 (Site falls within Parcel 14):   

Contribution to Green Belt Purposes   

Limited or no contribution to preventing the merging of neighbouring towns: The 
parcel lies between the settlements of Stevenage to the north and Welwyn 
Garden City to the south. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

The settlements are located within approximately 6.7km of each other across 
the parcel. The settlements of Knebworth, Woolmer Green, Oaklands and 
Mardley Heath, Welwyn, Harmer Green and Digswell lie between the first tier 
settlements, thereby limiting the perception of separation, but the parcel's 
contribution to maintaining separation is limited by the extent of the existing 
development. 
Parcel makes a partial contribution to safeguarding the countryside from 
encroachment. Development density is relatively low, but there are urbanising 
characteristics. The developed frontage is consistent with the inset area to the 
north east, and the A1(M) and village of Welwyn to the south-west limits 
association with the wider countryside. 
Limited or no contribution to preserving the setting and special character of 
historic towns. The land forms little or no part of the setting of Welwyn Garden 
City and does not contribute to its special character. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 14 - Moderate- Low. 
Release of parcel as a whole or in part, including sites OMH5, OMH8 and 
GTLAA04, assuming retention of screening tree cover along the A1 (M) 
embankment would cause moderate-low harm, The parcel plays only a limited 
role in terms of maintaining an open settlement gap between Oaklands and 
Welwyn. Its strong boundaries of the A1 (M) and B197 would prevent any harm 
to the wider Green Belt. 

This wider area of land currently 
comprises of OMH5, OMH8, 11 
residential properties, and a gas site. 
Conclusion: 
The existing Green Belt boundary 
consists of The Avenue unclassified road 
which is characterised as moderate. The 
proposed new Green Belt boundaries 
consisting of the A1M, B197 and 
established tree belt would be no weaker 
than the existing boundary and could 
form more logical, clearly defined and 
defensible Green Belt boundaries. 

Significant negatives (– –) Total: 1 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is adjacent to a Local Wildlife Site 
Mitigation: Development of site should conform to 
Local Plan policies. 
 
2019 Update: 
No change 

  

Summary: 
HELAA: This is already an established site and additional pitches could come forward within 0-5 years (significant in favour). 
GB3 Study (Purposes): Site makes limited/no contribution to two national purposes and a partial contribution to one national Green Belt purpose (minor in favour). 
GB3 Study (Harm): Site falls within moderate-low harm Parcel 14. Its strong boundaries of the A1 (M) and the B197 would prevent any harm to the wider Green Belt (minor against) 
Green Belt boundary: The new Green Belt boundary is formed by taking an area of land out of the Green Belt to incorporate a wider group of sites and would be similar in strength to the existing boundary (moderate in favour). 
SA: The site has as more than three times as many significant positives as significant negatives (significant in favour). 
Flood Risk: The site passes the sequential test. 
Landscape Assessment: Low (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of Parcel 14 either in whole or in part would result in moderate-low harm, as its strong boundaries of the A1 (M) and B197 would prevent any harm to the wider Green Belt. The tree screening cover along the A1 (M) 
embankment needs to be retained and any boundaries would be similar in strength to existing boundaries. Given the sites is entirely enclosed by two significant highways including the A1 (M) and existing residential development, any 
impact on the Green Belt associated with its development, in combination with OMH5 and OHM8, would be very limited. On this basis there are limited opportunities to reduce the harm further. 

Overall Conclusion 
The site could come forward within 0-5 years of the Plan period. The parcel P14 makes a partial contribution to safeguarding the countryside from encroachment however, as it is considered that this area is well contained by two 
significant highways (A1 (M)/B197) and existing residential development and as new Green Belt boundaries established would be similar in strength to the existing boundaries, the harm to the wider Green Belt is limited. This site would 
need to be released alongside the existing residential development in this are as well as sites OMH5 and OMH8 to form a logical and clearly defined boundary using the established roads (A1(M) /B197). Given the site is entirely 
enclosed by physical features, any impact on the wider Green Belt would be limited. Therefore, the site is considered suitable for allocation. 

Policy Implications 
Amend green belt boundaries as described above, and in relation to any allocation of OMH5/OMH8 and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: HS17 HELAA site reference: OMH5 

Settlement: Oaklands and Mardley Heath Housing & Employment Land Availability Assessment 

Site location: 2-12 Great North Road 
 
 
Urban/Green Belt: 

 

 

Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
20 dwellings 
Impacts/constraints requiring mitigation: 
• Mitigate air and noise pollution from A1 (M) 
• Retention / protection of northern wooded area 
• Mitigate other ecological impacts 
• Mitigate impact on amenity of adjacent properties due to topography 
Delivery timescales: 
6-10 years 
2019 HELAA Update: 
No change 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 58): Existing: Significant positives (++/++?) Total: 5 
4.2 : Reduction of greenhouse gas emissions 
from transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within 400m of two bus stops. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local needs: 
(x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 58 makes a partial contribution to the prevention of neighbouring towns 
merging and contributes to the strategic gap between Welwyn Garden City and 
Stevenage. 
GB2 (Site OMH5): 

The Avenue unclassified road (moderate) 
Proposed: 
The site itself is bounded by the A1(M) 
(strong), and various property boundaries 
(moderate). 

Pass – Site is within Flood 
Zone 1 

 
2019 Update: 
No change 

None 
 
Disadvantages: 
None 

Contribution to National Purposes:    

Limited or no contribution to any of the four National Purposes. Although the site 
is located in a strategic gap between Welwyn Garden City and Stevenage, its 
scale means it does not make a notable contribution 
Physical and visual openness: 
Physical Openness mixed, residential gardens, garage and woodland. Visual 
Openness low, enclosed by motorway residential development and vegetation. 

However, a more logical, clearly defined 
and defensible Green Belt boundary 
could be created by removing a slightly 
larger area of land (bounded by the A1 
(M) (strong), B197 (strong) and an 
established tree belt (moderate) to the 
south-west) from the Green Belt. 

  

Potential for Cumulative Impact    

Site is not isolated and forms a group with OMH4 and OMH8, should be 
considered in terms of the impact with the ribbon development to the north and 
south east. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB3 (Site falls within Parcel P14): 
Contribution to Green Belt Purposes: 
Limited or no contribution to preventing the merging of neighbouring towns - 
parcel lies between the settlements of Stevenage and Welwyn Garden City 
Partial contribution to safeguarding the countryside from encroachment - 
Development density is relatively low, but there are urbanising characteristics. 
The developed frontage is consistent with the inset area to the north east, and 
the A1 (M) and village of Welwyn to the south-west limits association with the 
wider countryside. 
Limited or no contribution to Preserving the setting and special character of 
historic towns: (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 14 (all of parcel) - Moderate- Low harm 
Release of parcel as a whole or in part, including sites OMH4, OMH5, OMH8 
and GTLAA04 would cause moderate-low harm, The parcel plays only a limited 
role in maintaining an open settlement gap between Oaklands and Welwyn. 
The strong boundaries of the A1 (M) and B197 would limit any harm to the 
wider Green Belt. 

Conclusion: 
New Green Belt boundaries (A1M, B197, 
and an established tree belt would be 
similar in strength to the existing 
boundaries and could form logical, clearly 
defined and defensible Green Belt 
boundaries. 

Significant negatives (– –/ ----- ?) Total: 2 
4.4: Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: 
Site has medium-high landscape sensitivity. 
Mitigation: 
The scale, layout and design of development should 
seek to reduce significant effects on landscape 
character and local distinctiveness. 
4.6: Protect and enhance biodiversity and 
geodiversity, taking into account the impacts of 
climate change 
Site is within 250m of Danesbury Park Local Nature 
Reserve 
Mitigation: Development of site should conform to 
Local Plan policies 
 
2019 Update: 
Significant negatives (– –/ ----- ?) Total: 1 
SA Objective 4.4 Landscape Character has changed 
from uncertain significant negative (--?) to negligible 
(0). 

  

Summary: 
HELAA: The site could come forward within 6-10 years (moderate weight in favour). 
GB3 Study (Purposes): The site makes limited or no contribution to two national green belt purposes and a partial contribution to one national purpose (minor weight in favour). 
GB3 Study (Harm): Site falls within a moderate-low harm parcel (P14) (minor against). 
Green Belt boundary: New boundaries formed by a wider group of sites would be similar in strength to the existing boundaries. On this basis, it is attributed (moderate weight in favour). 
SA: The site has more than twice the number of significant positives than significant negatives (moderate weight in favour). 
Flood Risk: The site passes the sequential test. 
Landscape Assessment: Low (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages :None 

Calverton Test 
The release of Parcel 14 would result in moderate-low harm. The parcel has strong boundaries of the A1 (M) and B197 would prevent further harm to the wider Green Belt. The site is entirely enclosed by two significant highways (A1 (M) 
/B197) and existing residential development. To create a logical and clearly defined boundary comprising physical features in this area the release of this site would necessitate the release of a larger area of Green Belt. However, any 
impact on the Green Belt associated with its development, in combination with OMH8 and GTLAA04, would be limited. There is no further opportunity to reduce the harm. 

Overall Conclusion 
The site could come forward within 6-10 years of the plan period. The parcel P14 makes a partial contribution to safeguarding the countryside from encroachment however, as it is considered that this area is well contained by two 
significant highways (A1 (M)/B197) and existing residential development and as new Green Belt boundaries established would be similar in strength to the existing boundaries, the harm to the wider Green Belt is limited. This site would 
need to be released alongside the existing residential development in this are as well as sites OMH8 and GTLAA04 to form a logical and clearly defined boundary using the established roads (A1(M) /B197). Given the site is entirely 
enclosed by physical features, any impact on the wider Green Belt would be limited. On balance, the site should is considered suitable for allocation. 

Policy Implications 
Amend green belt boundaries as described above, and in relation to any allocation of OMH8 and/or GTLAA04 and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: OMH8 

Settlement: Oaklands and Mardley Heath Housing & Employment Land Availability Assessment 

Site location: 2 Great North Road  
Urban/Green Belt: 

 

 

Green Belt 
PDL/Greenfield: 
Part PDL 
Achievable: 
Yes 
Estimated capacity: 
5 dwellings 
Impacts/constraints requiring mitigation: 
• Mitigate air and noise pollution from the A1M 
• Retention/protection of northern wooded area 
• Mitigate other ecological impacts 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
No change 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 58): 
Strategic Gap 

Existing: 
The Avenue unclassified road (moderate) 
Proposed: 
The site itself is bounded by the A1 (M) 
(strong), an established tree 
belt/hedgerow (moderate), property 
boundaries (moderate) and the B197. 
However the site is separated from the 
existing Green Belt boundary along The 
Avenue, therefore a wider area of land 
would need to be taken out of the Green 
Belt. 
More logical, clearly defined and 
defensible green belt boundaries could be 
created by taking the area of land 
bounded by the A1 (M) (strong), B197 
(strong) and an established tree belt to 
the south-west (moderate) out of the 
Green Belt. This wider area of land 
currently comprises of OMH5, 11 
residential properties, a gas site and 
GTLAA04. 

Significant positives (++) Total: 6 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within 400m of two bus stops. 
4.4 : Protection/enhancement of open space and 
landscape character: 
Site is PDL. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 
The site can make provision for accessible and adaptable 
dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –) Total: 1 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
Site has medium-high landscape sensitivity. 

Pass – Site is within 
Flood Zone 1 

Advantages: 
None 

Parcel 58 makes a partial contribution to the prevention of neighbouring towns 
merging and contributes to the strategic gap between Welwyn Garden City and 
Stevenage. 
Site not covered in GB Stage 2. 

2019 Update 
No change 

 
Disadvantages: 
None 

Potential for Cumulative Impact   

Site is not isolated and forms a group with OMH4, should be considered in 
terms of the impact with the ribbon development to the north and south east. 

  

GB3 (Site falls within Parcel P14):   

Contribution to Green Belt Purposes   

Limited or no contribution to preventing the merging of neighbouring towns - 
parcel lies between the settlements of Stevenage and Welwyn Garden City 

  

Partial contribution to Safeguarding the countryside from encroachment - 
Development density is relatively low, but there are urbanising characteristics. 
The developed frontage is consistent with the inset area to the north east, and 
the A1 (M) and village of Welwyn to the south-west limits association with the 
wider countryside. 

  

Limited or no contribution to preserving the setting and special character of 
historic towns: (Welwyn Garden City) 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Assessment of Potential Harm (relevant scenarios): 
Parcel 14 (all of parcel) - Moderate- Low harm 
Release of parcel as a whole or in part, including sites OMH4, OMH5, OMH8 
and GTLAA04 would cause moderate-low harm, The parcel plays only a limited 
role in maintaining an open settlement gap between Oaklands and Welwyn. The 
strong boundaries of the A1 (M) and B197 would limit any harm to the wider 
Green Belt. 

Conclusion: 
The proposed new Green Belt boundaries 
consisting of the A1 (M), B197 and 
established tree belt would be similar in 
strength to the existing boundary and 
could form more logical, clearly defined 
and defensible Green Belt boundaries. 

Mitigation: 
The scale, layout and design of development should seek 
to reduce significant effects on landscape character and 
local distinctiveness. 
 
2019 Update: 
Significant Positives Total: 5 
Objective 5.1 changed to 1 significant positive - The site 
capacity is below the threshold for affordable homes 
therefore this positive has been removed. 
Significant Negatives Total: 0 
Objective 4.4 removed as the 2019 Landscape Sensitivity 
Assessment assessed the site as having low landscape 
sensitivity. 

  

Summary: 
HELAA: The site could come within 1-5 years (significant in favour) 
GB3 Study (Purposes): Site only makes limited/no contribution to national purposes (moderate in favour) 
GB3 Study (Harm): Site falls within a moderate-low harm parcel (P14) (minor against) 
Green Belt boundary: New boundaries would be similar in strength to the existing boundaries and clearly defined (moderate in favour). 
SA: The site has more than three times as many significant positives as significant negatives (significant in favour) 
Flood Risk: The site passes the sequential test. 
Landscape Assessment: Low (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of Parcel 14 either in whole or in part would result in moderate-low harm, as its strong boundaries of the A1 (M) and B197 would prevent any harm to integrity of the wider Green Belt. Given the sites is entirely enclosed by 
two significant highways including the A1 (M) and existing residential development, any impact on the Green Belt associated with its development, in combination with OMH5 and GTLAA04, would be very limited. On this basis there are 
limited opportunities to reduce the harm further. 

Overall Conclusion 
The site could come forward within 1-5 years of the plan period. The parcel P14 makes a partial contribution to safeguarding the countryside from encroachment however, as it is considered that this area is well contained by two 
significant highways (A1(M)/B197) and existing residential development and as new Green Belt boundaries established would be similar in strength to the existing boundaries, the harm to the wider Green Belt is limited. This site would 
need to be released alongside the existing residential development in this are as well as sites OMH5 and GTLAA04 to form a logical and clearly defined boundary using the established roads (A1 (M)/B197). Given the site is entirely 
enclosed by physical features, any impact on the wider Green Belt would be limited. On balance, the site should be considered for allocation. 

Policy Implications 
Amend Green Belt boundaries as described above, and in relation to any allocation of OMH5 and/or GTLAA04 and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: OMH9 

Settlement: Oaklands and Mardley Heath Housing & Employment Land Availability Assessment 

Site location: Land at 19-23 The Avenue 
 
 
2019 Update: 

 

 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
12 dwellings 
Impacts/constraints requiring mitigation: 
• Lack of pedestrian footways 
• Mitigate noise pollution from A1 (M) - noise survey/report required 
• Mitigate impact on amenity of adjacent properties due to topography 
• Need to buffer ecological assets (TPO/Wildlife Site) 
Delivery timescales: 
1-5 years 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 60): Existing: 
The existing boundary is formed by the 
A1 (M) (Strong) 

 
Proposed: 
The proposed boundary would comprise 
property boundaries to the north- 
east/south-east (moderate), tree belt to 
the north-west (moderate) and a Local 
Wildlife Site to the south-west (moderate). 
The proposed boundary would not be 
logical or clearly defined, to create a 
clearly defined defensible boundary it 
would be necessary to release 
surrounding properties along The Avenue 
from the Green Belt. 

2019 Update: 
Significant positives (++/++?) Total: 4 
4.2 Significantly reduce greenhouse gas 
emissions from transport and; 
4.3 Avoid and reduce air pollution 
Site is within 400m of bus stops on a route 
providing a six day a week service. 
5.1 Provide the right amount, type and 
tenure of housing to meet identified local 
needs? 
The site could accommodate 35% affordable 
dwellings and 20% accessible and adaptable 
dwellings. 
Significant negatives (– –/ (– –?) Total: 1 

2019 Update: Advantages: 
Strategic Gap Sequential Test result: None 
Parcel 60 makes a partial contribution to preventing neighbouring towns from 
merging. This parcel contributes to the strategic gap between Welwyn Garden 
City and Stevenage. However, given the scale of the gap, any minor reduction is 
unlikely to compromise this separation. 

Pass – Site is within Flood Zone 
1 

 
Disadvantages: 
None 

Site not covered by GB Stage 2 Study   

GB3 (Site falls within Parcel 15):   

Contribution to Green Belt Purposes   

Limited or no contribution to preventing the merging on neighbouring towns.   

Partial contribution to safeguarding the countryside from encroachment.   

Limited or no contribution to preserving the setting and special character of 
historic towns. 

  

Assessment of Potential Harm (relevant scenarios):   

Parcel 15 (all of parcel) – Moderate-High harm   
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

This parcel does not make a strong contribution to any national purposes 
however, the release of this parcel would result in the breach of the strong 
boundary created by the A1 (M). 

The proposed boundary would not be 
logical or clearly defined, to create a 
clearly defined defensible boundary it 
would be necessary to release 
surrounding properties along The Avenue 
from the Green Belt. 

4.6 Protect and enhance biodiversity and 
geodiversity, taking into account the 
impacts of climate change? 
Site is adjacent to a Local Wildlife Site and 
within 250m of Danesbury Park Local 
Wildlife Site and Local Nature Reserve. 
Mitigation: 
Development of site should conform to Local 
Plan policies related to the 
protection/enhancement of biodiversity and 
good design. 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour). 
GB3 Study (Purposes): Partial contribution to one national purpose and limited or no contribution to two national purposes (minor in favour). 
GB3 Study (Harm): Site falls within a moderate-high parcel (P15) (moderate against). 
Green Belt boundary: New boundary would be predominantly weaker than the existing boundary and would be clearly defined (moderate against). 
SA: The site has more than two times as many significant positives as significant negatives (moderate in favour). 
Flood Risk: The site passes the sequential test. 
Landscape Assessment: Low (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the wider parcel (P15) would result in moderate-high harm to the Green Belt. While this area already contains some urbanising development, the release of this parcel would result in the breach of the strong boundary 
created by the A1 (M) and could impact the wider Green Belt to the west and north. There is no further opportunity to reduce the harm. 

Overall Conclusion 
The development of site OMH9 would not significantly affect any of the national purposes as the area already contains some urbanising development. Whilst the site is relatively well contained by the Local Wildlife Site to the south-west 
and residential properties to the north-east/south-east, the release of this site from the Green Belt would not create a logical boundary to the west of the A1 (M). The release of OMH9 on its own would create an irregular green belt 
boundary with only minor connectivity to the existing urban boundary of Oaklands and Mardley Heath (with the A1 (M) as a major separating feature). Therefore, the release of this site would necessitate the release of a larger area of 
Green Belt to form a logical and clearly defined boundary comprising physical features in this area. The borough boundary forms the edge of the assessed Parcel 15 to the north along Danesbury Park Road (minor road) which would not 
form a strong Green Belt boundary. Two sites west of the A1 (M), OMH9 and OMH7, were promoted through the Call for Sites 2019. Site OMH7 had a capacity of two dwellings and is too small for allocation, OMH9 has an estimated 
capacity of 12 dwellings. Together these sites could deliver 14 dwellings. It is not considered that Exceptional Circumstances exist to justify changes to this Green Belt boundary and the significant adverse impact the Green Belt are 
considered to outweigh the benefits of the site. This site should not be considered for allocation. 

Policy Implications 
None 
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Appendix A 

Site Selection Background Paper 2019 

Welwyn 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Wel1 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: Land at Kimpton Road Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
178 dwellings 
Impacts/constraints requiring mitigation: 

• Highway widening and upgrades 
• Mitigate heritage impacts (conservation area/potential for archeological remains). 
• Mitigate ecological impacts 
• Waste water infrastructure upgrades 
• Potential flood risk (post 2018). Appropriate assessments required 
• Ground Source Protection Zone 

Delivery timescales: 
6-10 years 
2019 HELAA Update: 
Work has been undertaken to further investigate flood risk on the access and viability of bringing forward 
bridge and highway upgrades. In terms of flood risk, it is recommended that at pre-application/planning 
application stage, evidence will be needed to demonstrate how safe access and egress can be provided 
during flood events, as part of a site-specific FRA. A flood warning and evacuation plan for the group of sites 
should also be developed, utilising the Environment Agency’s flood warning service. Current evidence 
indicates that this will be achievable. In terms of the previous uncertainty surrounding the provision of 
necessary land for the highway upgrades, the third party landowner has indicated a willingness to enter into a 
Memorandum of Understanding with the promoter, with a view of reaching agreement if the site is 
allocated/taken forward for development. 

 
 

 

 
Green Belt Study Review (Parts 1, Parts 1, 2 

and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 41: 
The parcel does not fully separate neighbouring 1st tier settlements. It forms 
part of a network of parcels to provide a strategic gap between Welwyn Garden 
City and Harpenden. 
GB2 (Wel1): 
Contribution to National Purposes: 
Significant for safeguarding the countryside from encroachment. 
Physical and visual openness: 
Physical and visual openness high. No built development. 
Potential for Cumulative Impact 
Forms a group with other sites including (Wel2, Wel6 and Wel15). 

Existing: 
The existing Green Belt boundary, which 
forms the edge of Welwyn village, 
adjoins the site to the south. It is mainly 
defined by residential property 
boundaries (moderate). 
Proposed: 
A new Green Belt boundary formed by 
the boundaries of this site would consist 
of Kimpton Road (and unclassified road) 
to the north (moderate); field boundary/ 
hedgerow with gaps to the west (weak to 
moderate); cemetery defined by 

Significant positives (++) Total: 5 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : Helping to avoid/reduce air pollution: 
Site is within 400m of four bus stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 
Site could deliver affordable housing. 
Site could make provision for and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments 

Sequential Test result: 
Passes the Sequential 
Test Pass – Site is 
within Flood Zone 1 
Note: Parts of nearby 
Fulling Mill Lane are 
within Flood Zones 2 
and 3. There is planned 
decommissioning of the 
pumping station which 
will necessitate flood 
impacts needing to be 
remodeled. 

Advantages: 
When coupled with the 
other Welwyn sites in 
the group, this site will 
help provide highway 
upgrades and a new 
two lane vehicular 
bridge over the River 
Mimram. 
Opportunity for limited 
wider community benefit 
- provision of parking 
area for the existing 
cemetery. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB3 (Site falls within Parcel 7): 
Contribution to Green Belt Purposes 
Limited or no contribution to preventing the merging of neighbouring towns. 
Significant contribution to preventing the countryside from encroachment 
The land contains the characteristics of open countryside, comprising mostly 
undeveloped arable fields. Development within the parcel comprises residential 
development and a church building which compromise the openness of the 
land within their immediate vicinity but do not represent a significant urbanising 
influence. The density of the development is relatively low and interspersed by 
mature vegetation. The land is mostly open. It relates strongly to the wider 
countryside to the west. 

Continuous hedgerow and small 
woodland area to the east (moderate). 
Whilst slightly weaker than the existing 
boundary, the site would form clearly 
defined and defensible boundaries. 
(Given the need for highway 
upgrades/access arrangements, Wel1 
should be considered alongside Wel2 
and Wel15. Wel2 is disconnected from 
the urban boundary but is linked by 
Wel15. 

Significant negatives (– –) Total: 3 2 
 
4.4 : Conservation/enhancement of the borough’s character, 
historic environment, and heritage/cultural assets: 
Site is adjacent to a Conservation Area and Listed Buildings. 

 
Mitigation: Development should conform to Local Plan policies 
related to the protection of heritage assets and good design. 

2019 Update: 
Re-modelling of 
flood risk will be 
required post 
cessation of 
abstraction to 
confirm no wider 
impact to nearby 
development sites. 

Disadvantages: 
None 

Limited or no contribution to preserving the special character of historic towns. 
(Welwyn Garden City) 

 4.6: Protection/enhancement of biodiversity and 
geodiversity: 

  

Assessment of Potential Harm (relevant scenarios):  Site is within 250m of Local Wildlife Sites/Local Nature Reserve.   

Parcel 7 (all of parcel) – Harm Moderate/High  Mitigation:   

Despite the parcel being relatively enclosed by development, the parcel is 
largely open and rural in character and its release would lead to encroachment 
of the countryside, particularly to the south west. Release of the parcel would 
lead to some impact on the remaining Green Belt land to the south west in 
particular. 

 Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and good 
design. 
2019 Update: 
Significant Negatives (- -/- - ?) Total: 2 

  

Parcel 7a (site in combination or singular Wel1, Wel2 and Wel15) – Harm - 
Moderate/High 
Release of Stage 2 sites Wel1/Wel2/Wel6/Wel15 in combination or isolation 
would lead to encroachment on the countryside. In combination, the release of 
the sites would lead to encroachment of the countryside to the south west. The 
release of Sites Wel1/Wel2/Wel15 in isolation would result in encroachment of 
the countryside to the south east and south west. The strength of the remaining 
Green Belt boundary would be similar to the existing boundaries. 

 SA Objective 4.4 Protection/enhancement of open space 
and landscape character, retaining local distinctiveness 
changes from significant negative (- -) to minor positive (-). 

  

Summary: 
HELAA: Deliverable in 6-10 years (moderate in favour) 
GB3 Study (Purposes): The parcel contributes significantly to one national purpose and limited or no contribution to two national purposes (moderate against) 
GB3 Study (Harm): Sites falls within moderate-high sub-parcel Parcel 7a (moderate against) 
Green Belt boundary: The amended Green Belt boundary would be slightly weaker in parts than existing, but clearly defined (minor in favour) 
SA: There are 5 significant positives compared to 2 significant negatives (minor in favour) 
Flood Risk: The site passes the Sequential Test 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: The site, in combination with adjoining sites Wel2, Wel6 and Wel15, could be instrumental in assisting the funding and delivery of highway upgrades and a new 2-way vehicular bridge over the River Mimram 
coming forward and the provision of new car parking for the cemetery. 
Strategic Disadvantages: None 

Calverton Test 
The harm to the Green Belt by releasing this parcel is moderate-high and would lead to encroachment on the countryside, particularly to the south west of the parcel. However, the strength of a new Green Belt boundary would be similar 
to the existing boundaries. To limit the impact as far as is practically possible, the existing fragmented vegetated field boundary to the west could be strengthened with planting to create a continuous boundary. 
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Overall Conclusion 
The implications of taking this site, or group of sites, as shown within the Green Belt Study as Parcel 7a, out of the Green Belt would result in moderate-high harm. The new Green Belt boundary would be similar to the existing. The 
settlement of Welwyn is sustainable with strategic advantages associated with bringing this site forward, particularly assisting in funding and delivering a new bridge, highway upgrades and car parking for the cemetery. Given that the 
issues previously identified concerning achievability, has now been resolved, and because new Green Belt boundaries will be similar to existing boundaries, coupled with the strategic advantages associated with new infrastructure, this 
site is considered suitable for allocation. 

Policy Implications 
Amend Green Belt boundary as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Wel2 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: Land adjoining Welwyn Cemetery Urban/Green Belt: 
Green Belt 

 

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes: 
Estimated capacity: 
40 
Impacts/constraints requiring mitigation: 
• Highway widening and upgrades 
• Mitigate heritage impacts (conservation area/potential for archeological remains). 
• Mitigate ecological impacts 
• Waste water infrastructure upgrades 
• Potential flood risk (post 2018). Appropriate assessments required 
• Ground Source Protection Zone 
Delivery timescales: 
6-10 years 
2019 HELAA Update: 
Work has been undertaken to further investigate flood risk on the access and viability of bringing forward 
bridge and highway upgrades. In terms of flood risk, it is recommended that at pre-application/planning 
application stage, evidence will be needed to demonstrate how safe access and egress can be provided during 
flood events, as part of a site-specific FRA. A flood warning and evacuation plan for the group of sites should 
also be developed, utilising the Environment Agency’s flood warning service. Current evidence indicates that 
this will be achievable. In terms of the previous uncertainty surrounding the provision of necessary land for the 
highway upgrades, the third party landowner has indicated a willingness to enter into a Memorandum of 
Understanding with the promoter, with a view of reaching agreement if the site is allocated/taken forward for 
development. 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 41): Contribution to National Purposes: Existing: 
Wel2 does not adjoin the urban boundary 
and it should be considered in the wider 
context of Wel15 to the south, which 
does. 
The existing urban boundary consists of 
an established tree belt with minor gaps 
and property boundaries (Ellesfield and 
Riverside), which is characterised as 
moderate. 
Proposed: 

Significant positives (++) Total: 5 Sequential Test result: 
Passes the Sequential Test 
– Site is within Flood Zone 
1 
Note: Parts of nearby 
Fulling Mill Lane are within 
Flood Zones 2 and 3. 
There is planned 
decommissioning of the 
pumping station, which will 
lead to any flood impact 
needing to be remodeled. 

Advantages: 
Opportunity for limited 
wider community benefit - 
provision of parking area 
for the existing church. 
When coupled with the 
other Welwyn sites in the 
group, this site will help 
provide highway upgrades 
and a new 2 lane vehicular 
bridge over the River 
Mimram. 

P3 Significant for safeguarding the countryside from encroachment. 
P4Significant for contribution to preserve setting and character 

4.2: Reduction of greenhouse gas emissions 
from transport; and 

P1Partial contribution for checking unrestricted sprawl of urban areas 4.3: Helping to avoid/reduce air pollution: 

The parcel does not fully separate neighbouring 1st tier settlements. It forms part 
of a network of parcels to provide a strategic gap between Welwyn Garden City 
and Harpenden. 
Physical and visual openness: 

Site is within 400m of four bus stops. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local needs: 
(x2) 

Physical openness high. No development on the site. Visual openness mixed. 
View to adjoining cemetery on higher ground. From cemetery, view across the 
site to residential area to the north east on higher ground. 

Site could deliver affordable housing. 
Site could make provision for accessible and 
adaptable dwellings. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB2 (Parcel 41): 
Contribution to National Purposes: 
Parcel 3 - Significant for assisting in safeguarding the countryside from 
encroachment 
Physical and visual openness: 
Physical Openness - Site is undeveloped, so high. Visual Openness - Moderate 
due to an adjoining cemetery on higher ground and from cemetery, view across 
to residential estate 
GB3 (Site falls within Parcel 7 
Contribution to Green Belt Purposes 
Limited or no contribution to preventing the merging of neighbouring towns. 
Significant contribution to preventing the countryside from encroachment 
The land contains the characteristics of open countryside, comprising mostly 
undeveloped arable fields. Development within the parcel comprises residential 
development and a church building which compromise the openness of the land 
within their immediate vicinity but do not represent a significant urbanising 
influence. The density of the development is relatively low and interspersed by 
mature vegetation. The land is mostly open. It relates strongly to the wider 
countryside to the west. 
Limited or no contribution to preserving the special character of historic towns. 
(Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 7a (site in combination or singular Wel1, Wel2 and Wel15) Harm- 
Moderate/High 
Release of Stage 2 sites Wel1/Wel2/Wel6/Wel15 in combination or isolation 
would lead to encroachment on the countryside. In combination the release of 
the sites would lead to encroachment of the countryside to the south west. The 
release of Sites Wel1/Wel2/Wel15 in isolation would result in encroachment of 
the countryside to the south east and south west. The strength of the remaining 
Green Belt boundary would be similar to the existing boundaries. 

A new Green Belt boundary formed by 
the boundaries of this site would consist 
of Fulling Mill Lane and Kimpton Road 
(both unclassified roads) to the north and 
east (moderate), a cemetery defined by 
continuous hedgerow to the west 
(moderate), and an established mixed 
tree/hedge line with gaps to south 
(moderate). 
Whilst comparatively new Green Belt 
boundaries formed by the site would be 
no weaker than existing boundaries, 
further (greenfield) land to the south 
(Wel15) would also need to be removed 
from the Green Belt in order to connect 
Wel2 with the existing urban area. (Wel15 
makes a significant contribution to two 
national Green Belt purposes) 

6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –) Total: 3 
4.4 : Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement 
pattern. 
Mitigation: The scale, layout and design of 
development should seek to reduce significant 
effects on settlement pattern and local 
distinctiveness. 
4.5 : Conservation/enhancement of the borough’s 
character, historic environment, and 
heritage/cultural assets: 
Site is adjacent to a Conservation Area and Listed 
Buildings. 
Mitigation: Development should conform to Local 
Plan policies related to the protection of heritage 
assets and good design 
4.6 : Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of Local Wildlife Sites. 
Mitigation: Development of site should conform to 
Local Plan policies related to the 
protection/enhancement of biodiversity and good 
design. 
 
2019 Update: 
Significant negatives (- -/- -?) Total: 2 
SA Objective 4.4 Retaining Local Distinctiveness had 
changed from significant negative (--) to minor 
negative (-). 

2019 Update: 
Re-modelling of flood risk 
will be required post 
cessation of abstraction to 
confirm no wider impact to 
nearby development sites. 

Disadvantages: 
None 

Summary: 
HELAA: Deliverable in 1-10 year (moderate in favour) 
GB3 Study (Purposes): The parcel contributes significantly to one national purpose and limited or no contribution to two national purposes (moderate against) 
GB3 Study (Harm): Sites falls within moderate-high sub-parcel Parcel 7a (moderate against) 
Green Belt boundary: Green Belt boundary would be similar in strength to existing (minor in favour) 
SA: There are 5 significant positives compared to 2 significant negatives in terms of impact (minor in favour) 
Flood Risk: Passes the Sequential Test Access and egress will need to be revisited at application stage due to flooding on Fulling Mill Lane 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: The site, in combination with adjoining sites Wel2, Wel6 and Wel15, could be instrumental in assisting the funding and delivery of highway upgrades and a new 2-way vehicular bridge over the River Mimram 
coming forward and the provision of new car parking for the cemetery. 
Strategic Disadvantages: No strategic disadvantages 
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Calverton Test 
The release of Parcel 7a would result in moderate high Green Belt harm and would lead to encroachment into the countryside, particularly to the south west of the parcel. However, the strength of a new Green Belt boundary would be 
similar to the existing boundaries. It is assumed that Wel2 would be released in combination with Wel1 and Wel15 and so the site would be almost entirely enclosed with only the north east forming Green Belt boundary, which would be 
formed by the existing road which is considered to be of moderate strength. For these reasons there are limited opportunities to further mitigate any impacts associated with the release of this site. 

Overall Conclusion 
The development of site Wel2, or the combination of sites considered in Parcel 7a (as described above), would result in moderate-high Green Belt harm. The new Green Belt boundaries are considered to be similar in strength to the 
existing, however, as the site does not adjoin the existing urban boundary any changes to the Green Belt boundary need to be considered within the wider context alongside Wel15 (and Wel1). It is assumed that the site would only be 
allocated in combination with Wel1 and Wel15, due to the need to provide highways upgrades, and this would enclose site Wel2 to the south and west with Fulling Mill Lane to the east. The existing village extends further west and north 
than this site and so development would not significantly extend the urban area of Welwyn. The advantages of bringing this site forward, including the contribution to the highway upgrades/new vehicular bridge over the River Mimram 
and potential increased parking provision for the adjoining cemetery, outweigh the impact on the Green Belt. On balance, the site is considered suitable for allocation. 

Policy Implications 
Amend Green Belt boundary as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: HS20 HELAA site reference: Wel3 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: School Lane, Welwyn Urban/Green Belt: 
Green Belt 

 

 

PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
See 2019 update below 
Impacts/constraints requiring mitigation: 
• Improve visibility to School Lane. 
• Potential for archeological remains –depending on findings, mitigation may be required. 
• Ground Source Protection Zone – appropriate design to prevent pollution. 
• Retention of trees / retain habitats. 
• Mitigation for ecological impacts 
• Surface water flow runs west-east through the site. 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
Estimated Capacity 
Net increase of 2 to 5 dwellings over and above DLP 2016 proposed allocation 
Assuming retention of pumping station = 12 dwellings gross/9 dwellings net. 
Assuming removal of pumping station = 15 dwellings gross/12 dwellings net. 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 41): Existing: Significant positives (++/++?) Total: 3 
4.2: Proximity to transport services: 
4.3: Proximity to transport services: 
Site is within 400m of two bus stops 
providing a six day a week service. 
4.4: Protection/enhancement of open 
space and landscape character: 
Site is PDL (Previously Developed Land). 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs (x2): 
Site could deliver affordable housing. 
Site could make provision for accessible and 
adaptable dwellings 

6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/ ---- ?) Total: 
None 
 

Sequential Test result: Advantages: 
Strategic Gap The existing Green Belt boundary Pass – Site is within Flood None 
Parcel 41 makes limited or no contribution to any strategic gap. 
GB2 (Site Wel3): 
Contribution to National Purposes: 
Limited or no contribution to any of the national purposes 
Physical and visual openness: 
Physical and Visual openness low -development on site and partly tree covered 

adjoins the site to the east and consists 
of a property boundary with a building, 
an access road, parking areas and an 
established tree belt with minor gaps, 
which overall, is characterised as 
moderate/strong. 
Proposed: 

Zone 1 
2019 Update: 
Risk of Surface water flooding 
– 12 % of the site in the 1/100 
event and 31% in the 1/1000 
event classification 

 
Disadvantages 
None 

GB3 (Site falls within Parcel 8): A new Green Belt boundary formed by   

Contribution to Green Belt Purposes 
Limited or no contribution to preventing the merging of neighboring towns – 
Parcel 8 does not lie between any 1st tier settlements. 

the boundaries of this site would consist 
of School Lane (an unclassified road) to 
the south (moderate); a mixed 
hedgerow/tree belt to the north 

  

Significant contribution to safeguarding the countryside from encroachment – 
land contains the characteristics of open countryside, and contains mostly 
arable fields and lacks any significant urbanising features. 
Limited or no contribution to preserving the special character of historic towns 
(Welwyn Garden City). 

 

(moderate) and property boundary/small 
woodland area/tree belt to the south/west 
(moderate). 

  

 

P
age 349



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Assessment of Potential Harm (relevant scenarios): 
P8a (site Wel3) – Moderate - High 
This site has some existing built development but within a well-treed setting that 
extends from the existing inset edge into the open countryside. Retains some 
distinction from inset settlement. 

Conclusion: 
They would be no weaker than existing 
boundaries and would form clearly 
defined and defensible boundaries. 

2019 Update: 
Significant Positives (++/++?) Total: 5 
SA Objectives 4.2 and 4.3 Proximity to 
transport services changes to significant 
positive (++). 
SA Objective 5.1 Provision of the right 
amount, type and tenure of housing to meet 
identified local needs change to x2 
significant positive (++). 

  

Summary: 
HELAA: The site has limited constraints and could be deliverable within 5 years (significant in favour) 
GB3 Study (Purposes): The wider parcel of land makes a significant contribution to one national purpose (moderate against) 
GB3 Study (Harm): The site falls within a moderate high harm parcel (P8a) (moderate against) 
Green Belt boundary: A new Green Belt boundary could be formed with clearly defined and defensible boundaries which would be similar in strength to the existing boundary (moderate weight in favour). 
SA: Identifies three significant positives, The site is a previously developed site. No significant sustainability disadvantages to this site (moderate in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the site Wel3 would result in moderate-high harm to the Green Belt. The site has some existing built development (PDL) and is well screened within a well-treed setting. On this basis, the proposed Green Belt boundary 
would be no weaker than existing boundaries and would be clearly defined and defensible. There is no further opportunity to reduce the harm, although the new boundary would be comparable to the existing. 

Overall Conclusion 
The development of site Wel3 would cause moderate-high harm to the Green Belt. However, Wel3 is partly a previously developed site, which already contains some existing built development and is within a well-treed setting extending 
from the existing inset edge into the open countryside. The new Green Belt boundary which would be formed by the boundaries of this site would be no weaker than existing boundaries and would form clearly defined and defensible 
boundaries. Welwyn is a sustainable location for development and on balance, the site should be considered for allocation. 

Policy Implications 
Amend Green Belt boundary as indicated 
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Draft Local Plan 2016 site reference: HS19 HELAA site reference: Wel4 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: Sandyhurst, The Bypass 
 

 

 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL/Part Greenfield 
Achievable: 
Yes 
Estimated capacity: 
30 dwellings 
Impacts/constraints requiring mitigation: 
• Ground Source Protection Zone – appropriate design to prevent pollution 
• Retention of trees and/or compensatory provision to mitigate ecological impact. 
• Mitigate air and noise pollution from A1(M) 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
None 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Contribution to National Purposes: Conclusion: 
The existing Green Belt boundary adjoins 
the site to the north-east consisting of the 
property boundary with Node Way 
Gardens, which is characterised as 
moderate; and to the north-west where 
Digswell Hill (the B197) joins the Welwyn 
By-Pass (a principal A road), which are 
both characterised as strong. 
A new Green Belt boundary formed by 
the boundaries of this site (Parcel 10a – 
Wel 4) could be defined along the south- 
east boundary by a wooded area with the 
A1(M)/J6 exit slip road beyond 

Significant positives (++) Total: 6 
4.2 : Reduction of greenhouse gas emissions from 
transport: 
Proximity to transport services 
Within 400m of 5 bus stops. 
4.3 : Helping to avoid/reduce air pollution: 
It is within 400m of five bus stops with a good level of 
services. 
4.4 : Protection/enhancement of open space and 
landscape character: 
Site is partly PDL. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs: x2 
Affordable Housing 
Site could deliver 30% affordable housing. 

Sequential Test result: Advantages: 
Limited or no contribution to any of the national purposes Pass Site is within Flood None 
Physical and visual openness: Zone 1  

Physical openness mixed - Residential building and access road; well wooded 2019 Update: Disadvantages: 
visual openness low; partly developed and partly tree covered No change None 
Potential for Cumulative Impact   
Adjoins Welwyn and does not form part of a group   

GB3 Site falls within Parcel P10   

Contribution to Green Belt purposes   

P3: Significant contribution to Safeguarding the countryside from encroachment-   
Aside from the new housing estate at the centre of the parcel, the developed   

area is well contained by woodland surrounded by open fields; these areas   

contain the characteristics of the countryside, making a more significant   

contribution   
Assessment of Potential Harm   

Parcel 10 (all of parcel) Moderate   
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

High Woodland and parkland play an important role in visually containing the 
recent housing development, maintaining separation from Welwyn and limiting 
perception from the A1M. 
Release of the whole parcel would however have a limited impact on the 
integrity of the wider Green Belt due to the extent of existing urbanisation within 
the parcel and its relative containment by existing development, the A1M and 
woodland. 
Parcel 10a Site ref: Wel4 – Moderate -Low 
The site's location is contained by residential development to the north and west 
and the A1M to the east. To the south the land is more open but contained 
between the motorway and the B197, so would not significantly weaken Green 
Belt. Release of the site would lead to a similarly strong Green Belt boundary. 

(strong) and small woodland area to the 
south-west (moderate). Overall these 
would be no weaker than existing 
boundaries and would form clearly 
defined and defensible boundaries. 
The GB Study considers an alternative 
boundary further south. However, land to 
the SW of Wel4 extends beyond the 
southern-most urban edge of Welwyn and 
it performs a useful purpose helping to 
maintain the physical and visual 
separation. 

6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –) Total: 0 
 
2019 Update: 
Significant Positive (++/++?) Total: 5 
SA Objective 4.4 Protection/enhancement of open 
space and landscape character changed from 
significant positive (++?) to minor positive (+?) 

  

Summary: 
HELAA: The site has limited constraints which require mitigation and the site would be deliverable within 5 years (significant in favour) 
GB3 Study (Purposes): Significant contribution to one national purpose (moderate against) 
GB3 Study (Harm): Site falls within moderate-low sub-parcel P10a (minor against) 
Green Belt boundary: A new Green Belt boundary could be formed with clearly defined and defensible boundaries which would be similar in strength to the existing boundary (moderate in favour) 
SA: 5 significant positives and no negatives (significant in favour) 
Flood Risk: Passes Sequential Test 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
Although releasing the whole of Parcel 10 would result in Moderate-High harm, the release of P10a directly associated with this site, would result in Moderate-Low harm. The site is bounded by the main settlement to the north and west 
and is also bordered by the A1M to the east. The site is heavily wooded, with only a small existing gap to the south west. To strengthen the boundary along the south western edge, a relatively limited amount of further landscaping/tree 
planting could easily close the gap and mitigate further any harm. It is considered that release of the site would lead to the creation of a Green Belt boundary of similar strength to the existing boundary. 

Overall Conclusion 
The release of Parcel 10a comprising entirely of Wel4 would result in moderate-low harm to the Green Belt. The strengthening of the boundary to the south west through planting would further strengthen the boundary and reduce the 
visible harm through screening the development more effectively. There are no significant negatives resulting from the Sustainability Appraisal, only positives and no strategic disadvantages. Welwyn is a sustainable location for 
development and on balance, it is considered that the site should be allocated. 

Policy Implications 
Amend the Green Belt boundary as indicated with the southern edge reaching no further than the existing extent of the settlement. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Wel6 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: Land at Kimpton Road  
Urban/Green Belt: 
Green Belt  

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes (subject to highway upgrades and permeability to Wel1 and Wel2 to the south) 
Estimated capacity: 
14 dwellings 
Impacts/constraints requiring mitigation: 
• Bridge improvements and highway upgrades 
• Potential land remediation 
• Ground Source Protection Zone 
• Archaeological Assessment at planning application stage or pre-determination stage 
• Noise mitigation measures 
Delivery timescales: 
6-15 years 
2019 HELAA Update: 
The site previously failed Stage 1 in 2016 because the site was not within or adjoining a settlement excluded 
from the Green Belt. In the 2019 HELAA it was concluded that if sites Wel1 and Wel2 came forward, Wel6 
would adjoin the settlement of Welwyn. 
Wel6 is only considered achievable if highway upgrades in the wider area can be delivered (dependent on 
sites Wel1 & Wel2). 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 41): Existing: 
The site is currently washed over by the 
Green Belt. The existing Green Belt 
boundary to the south consists of the 
urban edge of Welwyn village (strong) 
Proposed: 
The site forms a group with Wel1, Wel2 
and Wel15. 
Release of Parcel P7 
A new Green Belt boundary could follow 
the borough boundary to the north formed 
by property boundaries and wildlife site 
(moderate/weak), urban edge to the 
south (strong), 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas 
emissions from transport? 
Within 400m of bus stops providing a six day 
a week service. 
4.3 Avoid and reduce air pollution 
Within 400m of bus stops providing a six day 
a week service. 
5.1 Provide the right amount, type and 
tenure of housing to meet identified local 
needs? (x2) 
The site could accommodate 20% affordable 
dwellings and 20% accessible and adaptable 
dwellings. 

Sequential Test result: Advantages: 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements. It forms part 
of a network of parcels to provide a strategic gap between Welwyn Garden City 
and Harpenden. 
GB2 (Wel6): 

Pass – site is within Flood Zone 
1 
2019 Update: 
No change 

None. 
 
Disadvantages: 
None. 

Contribution to National Purposes: 
Partial contribution to safeguarding the countryside from encroachment. The site 
exhibits strong countryside characteristics and is free from 
encroachment/development. 

  

Limited or no contribution to the merging of neighbouring towns and preserving 
the setting and special character of historic towns. 

  

Physical and visual openness:   

Low visual openness, the parcel is enclosed due to shrubs and tree line.   
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB3 (Site falls within Parcel 7): 
Contribution to Green Belt Purposes 
The parcel makes a significant contribution to safeguarding the countryside from 
encroachment – the land contains the characteristics of open countryside which 
is mostly open. It relates strongly to the wider countryside to the west. 
Limited or no contribution to preventing the merging of neighbouring towns and 
preserving the setting and special character of historic towns. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 7 (release of the parcel as a whole) – Moderate-high 
Release of the parcel would lead to encroachment of the countryside, 
particularly to the south west and lead to some impact on the remaining Green 
Belt land to the south west. 
Parcel 7a (release of Stage 2 sites Wel1/Wel2/Wel6/Wel15 in isolation or in 
combination) – Moderate-high 
Release of the sites either in isolation or in combination would lead to 
encroachment into the countryside. Wel6 would not be released in isolation as it 
does not lie adjacent to the inset urban edge of Welwyn. The strength of the 
remaining Green Belt boundary would be similar to the existing boundaries. 

Codicote Road/B656 to the east (strong) 
and field boundary/Wel1 which would be 
reinforced by post development features 
(weak/moderate) 
Release of Parcel P7a 
A new Green Belt boundary could be 
formed by the boundaries of existing 
properties to the north and east 
(moderate), no definable boundary to the 
west (weak), Wel1 would form the 
boundary to the south 

6.6 Provide access to training, skills 
development and lifelong learning to 
meet identified needs 
The site is within 1400m of education 
establishments. 
Significant negatives (– –/(– –?) Total: 2 
4.5 Conserve and enhance the Borough’s 
character, sense of place and local 
distinctiveness, historic environment, 
heritage and cultural assets, and their 
settings? 
The site is within 250m of a Grade II listed 
building and area of archaeological 
significance and between 250m and 1000m 
of Welwyn Conservation Area and other 
Grade II listed buildings. 
Mitigation: 
Proposals should sustain and enhance 
heritage assets and respect the character, 
appearance and setting of the asset. 
4.6 Protect and enhance biodiversity and 
geodiversity, taking into account the 
impacts of climate change? 
The site is less than 250m of Singlers 
Marsh/Fulling Mill Lane Meadow LWS and 
LNR and Danesbury Park LWS and LNR. 
Mitigation: 
Proposals should seek to protect and 
enhance ecological assets and the 
borough’s natural and historic landscape. 

  

Summary: 
HELAA: Deliverable within 6-15 years (moderate/minor in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose (moderate against) 
GB3 Study (Harm): Site falls within moderate-high harm sub-parcel 7a (moderate against) 
Green Belt boundary: Release of Parcel 7 would result in a Green Belt boundary which would be similar in strength (moderate in favour) and release of Parcel 7a would result in a partially weaker boundary but would be clearly 
defined (minor in favour). 
SA: The site has more than two times as many significant positives than significant negatives (moderate in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: None. 
Strategic Disadvantages: None. 
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Calverton Test 
The release of Parcel P7a would result in moderate-high harm to the Green Belt, however Wel6 could not be released in isolation as it does not lie adjacent to the inset urban edge of Welwyn. The presence of existing development on 
two sides and beyond the western boundary of the site means that the site is relatively well contained. Parcel P7a does not make any contribution to three of the national purposes and the strength of the Green Belt boundary would be 
similar to the existing boundaries. The new Green Belt boundary could follow Codicote Road/B656, excluding Singlers Marsh/Fulling Mill Meadow Wildlife Site to form a strong defensible boundary, limiting the harm to the openness of 
the Green Belt. It should be noted that if Wel6 came forward with Wel1, Wel2 and Wel15, the site would be entirely enclosed except for land to the west in neighbouring North Herts District, albeit the remaining parcel of land is small and 
entirely enclosed by residential development. On this basis there are limited opportunities to further reduce impacts. 

Overall Conclusion 
Development of Wel6 is dependent on the delivery of highway upgrades and allocation of the neighbouring sites Wel1, Wel2 and Wel15. Development of Wel6 in combination with sites Wel1/Wel2/Wel15 would lead to encroachment of 
the countryside. Whilst the release of the wider parcel would lead to some impact on the remaining Green Belt land to the south west, the wider parcel would create a clear, logical boundary with boundaries which are similar in strength 
to the existing. The settlement of Welwyn is sustainable with strategic advantages associated with bringing this site forward, particularly assisting in funding and delivering a new bridge, highway upgrades and car parking for the 
cemetery, On balance, the site is considered suitable for allocation, in combination with sites Wel1, Wel2, and Wel15. 

Policy Implications 
Amend Green Belt boundary as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: HS18 HELAA site reference: Wel11 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: The Vineyards Urban/Green Belt: 
Green Belt 

 

 

PDL/Greenfield: 
Part PDL/Part Greenfield 
Achievable: 
Yes 
Estimated capacity: 
30 dwellings 
Impacts/constraints requiring mitigation: 
• Visibility splays to Codicote Road 
• Ground Source Protection zone – appropriate design to prevent pollution 
• Mitigate noise pollution from Codicote Road 
• Mitigate ecological impacts 
Delivery timescales: 
0-5 years 
2019 HELAA Update: 
No change 

 
Green Belt Study Review (Parts 1, Parts 1, 2 

and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Contribution to National Purposes: Conclusion: 
The existing Green Belt boundary adjoins 
the site to the south-east consisting of 
property boundaries (Carleton Rise) with 
established trees, which is characterised 
as moderate. 
A new Green Belt boundary formed by 
the boundaries of this site would consist 
Of Codicote Road (the B656) to the 
south-west (strong); and an established 
hedgerow/tree belt (moderate) to the 
north-east and north-west. 
These would be no weaker than existing 
boundaries and would form clearly 
defined and defensible boundaries. 

Significant positives (++) Total: 5 
4.2 : Reduction of greenhouse gas emissions 
from transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within 400m of four bus stops. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local 
needs(x2): 
Site could deliver affordable housing. 
Site could make provision for accessible and 
adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Mitigation: 
The scale, layout and design of development should 
seek to reduce significant effects on settlement 
pattern and local distinctiveness 

Sequential Test result: Advantages: 
Partial for safeguarding the countryside from encroachment. Site exhibits some 
countryside characteristics (but the extended site also includes residential 
buildings and a clinic building along the boundary with Codicote Road). 
Physical and visual openness: 
Physical openness high (north-eastern part) - no development on this part of 
site. (Urban elements in south-western part of the site). Visual openness low but 
potential for medium to long range views into the site. 

Pass – Site is within Flood 
Zone 1 
2019 Update: 
No change 

None 
 
Disadvantages: 
None 

Potential for Cumulative Impact   

Site does not form part of a group   

GB3-Site falls within Parcel 96   

Contribution to Green Belt Purposes   

P2 Limited or no contribution to preventing the merging of neighbouring towns   

P3 Significant contribution to safeguarding the countryside from encroachment.   

The land contains the characteristics of open countryside, comprising mostly 
undeveloped arable fields. Some low density development within parcel, 
including a church. However, land is mostly open and interspersed with mature 
vegetation. Relates strongly to the wider countryside in the west. 

  

Parcel 4 limited or no contribution to preserving the setting and special character 
of historic towns 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic 
advantages and 
disadvantages 

Assessment of Potential Harm (relevant scenarios) 
Parcel 96 - Release of all of parcel as a whole or in part, which matches the site 
under consideration (Wel11/ HS18). Moderate 
The parcel is largely open and rural, therefore its release would lead to 
encroachment on the countryside. However, as the parcel is contained to the 
south east by the urban area of Welwyn and to the north by the Danesbury Park 
Local Nature Reserve the harm to the wider Green Belt that could result from 
release of the parcel is limited. 

 Significant negatives (– –) Total: 2 
4.4: Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement 
pattern. 
Mitigation: 
The scale, layout and design of development should 
seek to reduce significant effects on settlement 
pattern and local distinctiveness. 

 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of Local Wildlife Sites. 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection /enhancement of 
biodiversity and good design 
2019 Update: 
Significant Positives Total: 6 
SA Objective 5.1 Provision of the right amount, type 
and tenure of housing to meet identified local needs 
changes to (x2) significant negative. 

 
Significant Negatives Total: 1 
SA Objective 4.4 changes from significant negative(- 
-) to minor negative (-). 

  

Summary 
HELAA: The site would be deliverable within 5 years (significant in favour) 
GB3 Study (Purposes): Partial contribution to P3 only (minor in favour) 
GB3 Study (Harm): Release of the site would result in Moderate Harm. (minor against) 
Green Belt boundary: A new Green Belt boundary could be formed with clearly defined and defensible boundaries which would be similar to the existing boundary (moderate in favour). 
SA: The site is partly a previously developed site and is accessible to a good level of bus services. The site lies close to wildlife sites and a LNR/ancient woodland but ecological (and environmental) mitigation is achievable. More than 3 
times double positives (++/++?) than double negatives (--/--?) (significant in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Low – Moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of P96 will result in moderate harm to the Green Belt. However, as the parcel is contained to the south east by the urban area of Welwyn and to the north by the Danesbury Park Local Nature Reserve the harm to the 
wider Green Belt that would result in the release of the site would be limited. It is also considered that the Green Belt boundaries resulting from release of the site would be comparable to the existing boundaries. On this basis, there are 
limited opportunities for mitigating any impacts. 

Overall Conclusion 
The entire parcel forms a clearly defensible boundary if it were to be released. This consists of a strong boundary to the south west (the B656) property boundaries to the south east and an established belt of trees around the remainder 
of the site. Therefore, it would be no weaker than existing. Welwyn is a sustainable location, the site performs well in the Sustainability Appraisal, with significant positives outweighing negatives by more than 2:1, and with any impact on 
the wider Green Belt considered to be limited. On balance it is considered that the site should be allocated. 

Policy Implications 
Amend the Green Belt as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Site location: Linces Farm – Land west of Wilshere Road and north of School Lane HELAA site reference: Wel14b 

Draft Local Plan 2016 site reference: N/A 
Housing & Employment Land Availability Assessment 

Settlement: Welwyn 
 

 

 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
20 dwellings (on limited site of 1ha) 
Impacts/constraints requiring mitigation: 
• Highways capacity constraints – School Lane 
• Topography of the site would need to be considered in the design and layout. 
• Mitigate heritage impacts (Listed buildings) 
• An Archaeological Assessment will be required at pre-application or planning application stage 
• SuDs required for surface water management 
• Waste water infrastructure upgrades 
Delivery timescales: 
1-5 years (subject to waste water network upgrades) 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 41) 
Strategic Gap 
Parcel 41 makes little or no contribution to preventing neighbouring towns from 
merging. 
Site was not covered by GB2 study. 
GB3 (Site falls within Parcel 8): 
Contribution to Green Belt Purposes 
Limited or no contribution to preventing he merging of neighbouring towns – 
the parcel does not lie between 1st tier settlements. 
Significant contribution to safeguarding the countryside from encroachment – 
characteristics of open countryside and lacks significant amounts of urbanising 
development. 
Limited or no contribution to preserving the setting and special character of 
historic towns. (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 8 (all of parcel) – High 
Whilst the parcel (Parcel 8) extends across a much wider area of countryside 
than the site (Wel14b) there is not considered to be opportunity to reduce the 
harm if only allocating a smaller parcel. The wider parcel is open and rural in 
character and release of this land would lead to encroachment onto the 
countryside. Release would not strengthen the Green Belt boundary and 
would weaken the integrity of adjacent open land. 

Existing: 
The existing Green Belt boundary adjoins 
the site to the east and comprises the 
urban edge of Welwyn Village (strong). 
Proposed: 
A new Green Belt boundary formed by 
the boundaries of this site would consist 
of School Lane (an unclassified road) to 
the south and would include allocated site 
Wel3 (moderate), there are no definable 
boundaries to the north or west. (weak) 

2019 Update: 
Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas emissions 
from transport? 
Site is within 400m of one bus stop providing six day a 
week service. 
4.3 Avoid and reduce air pollution 
Site is within 400m of one bus stop providing six day a 
week service. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could deliver affordable housing and provision for 
accessible and adaptable dwellings 
 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 
The site is within straight line walking distance of local 
education facilities 
 
Significant negatives (– –/(– –?) Total: 0 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1 

Advantages: 
None 
 
Disadvantages: 
None 
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Summary: 
HELAA: Deliverable within 1-5 years (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and little or no contribution to two national purposes (moderate against) 
GB3 Study (Harm): The site falls within a high harm parcel (P8) (significant against) 
Green Belt boundary: New boundary would be predominantly weaker than the existing boundary and would not be clearly defined (significant against) 
SA: More than 3 times double positives (++/++?) than double negatives (--/--?) (significant in favour) 
Flood Risk: Passes the sequential test 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the site Wel14b, is considered within a larger Green Belt Study Parcel P8. The release of Parcel P8 would result in high harm to the Green Belt and would significantly encroach on the countryside. As there are no physical 
features available to form a clearly defined and defensible boundary to the north or west, there is no further opportunity to reduce the harm. 

Overall Conclusion 
Development of the site Wel14b may be possible within 1-5 years of the plan period once constraints have been overcome. The reduced site area of 1ha (concluded in the HELAA 2019 to be suitable for development) would adjoin 
allocated site Wel3. The development of Wel3 would encroach no further into the Green Belt than the already formed physical boundaries of the site, however, if Wel14b were to be allocated alongside Wel3 the adverse impacts on the 
Green Belt are considered to outweigh the benefits of the site. This site should not be considered for allocation. 

Policy Implications 
None 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Wel15 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: Fulling Mill Lane Urban/Green Belt: 
Green Belt 

 

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes: 
Estimated capacity: 
14 dwellings 
Impacts/constraints requiring mitigation: 
• Site density reduced significantly due to the close proximity of the conservation area. 
• A preliminary archaeological assessment will be needed to accompany a planning application 
• Thames water upgrades likely to be required. 
• An ecological assessment will also be required 
• Access and egress will need to be considered due to the flood plain with the compiling of a joint flood 

emergency/evacuation plan for the sites in this area 
• Highway upgrades will be required in tandem with the construction of a new two way vehicular bridge 

across the River Mimram 
Delivery timescales: 
1-10 years 
2019 HELAA Update: 
Work has been undertaken to further investigate flood risk on the access and viability of bringing forward 
bridge and highway upgrades. In terms of flood risk, it is recommended that at pre-application/planning 
application stage evidence will be needed to demonstrate how safe access and egress can be provided during 
flood events, as part of a site-specific FRA. A flood warning and evacuation plan for the group of sites should 
also be developed, utilising the Environment Agency’s flood warning service. Current evidence indicates that 
this will be achievable. In terms of the previous uncertainty surrounding the provision of necessary land for the 
highway upgrades, the third party landowner has indicated a willingness to enter into a Memorandum of 
Understanding with the promoter, with a view of reaching agreement if the site is allocated/taken forward for 
development. 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 
The parcel does not fully separate neighbouring 1st tier settlements. It forms part 
of a network of parcels to provide a strategic gap between Welwyn Garden City 
and Harpenden. 
GB2 
Contribution to National Purposes: 
P3: Significant in safeguarding the countryside from encroachment and 
P4 To preserve setting and special character of historic towns- site directly 
adjacent to Welwyn Conservation Area to south and south east. 

Existing: 
The existing Green Belt boundary adjoins 
the site to the south and consists of an 
established tree belt with minor gaps 
along property boundaries (in Ellesfield 
And Riverside), which are characterised 
as moderate. 
Proposed: 
The proposed new Green Belt boundary 
consisting of Fulling Mill Lane (an 

Significant positives (++) Total: 5 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within 400m of several bus stops. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs: (x2) 
Affordable housing 
Site could deliver affordable housing. 

Sequential Test result: 
Passes the Sequential 
Test Pass – Site is within 
Flood Zone 1 
Note: Parts of nearby 
Fulling Mill Lane are 
within Flood Zones 2 and 
3. 

Advantages: 
When coupled with the 
other Wel sites in the 
group, this site will help 
provide highway 
upgrades and a new 2 
lane 
Vehicular bridge over the 
River Mimram. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Physical and visual openness: 
Physical Openness High - Visual openness Mixed/ High - partially enclosed by 
hedgerow, with long distance views from highest western area of the site to east 
and surrounding areas and medium views across the site to the south. 
GB3 (Site falls within Parcel 7): 

unclassified road) to the east (moderate); 
a mature group of trees to the west 
(strong); and an established mixed 
tree/hedge line with gaps and the 
boundary with the church car park to the 
north (moderate) would be no weaker 
than existing boundaries and would form 
clearly defined and defensible 
boundaries. 
Wel15 requires access via Wel2 and 
given the need for highway upgrades, a 
logical approach would be to consider 
Wel15 in the context of Wel1 and Wel2. 
Whilst development of Wel15 (and 
Wel1/Wel2) would occupy a large gap 
between Welwyn and Codicote, it would 
not reduce the physical separation 
between the northern and southern-most 
extent of these villages. 

Dwellings for older people 
Site could make provision for 20% of dwellings meeting 
standards for accessible and adaptable dwellings 
6.6: Provision of training, skills development and 
lifelong learning: 

There is planned 
decommissioning of the 
pumping station which 
will lead to any flood 
impact needing to be 
remodeled. 

 
2019 Update: 
Re-modelling of flood risk 
will be required post 
cessation of abstraction 
to confirm no wider 
impact to nearby 
development sites. 

Opportunity for limited 
wider community benefit - 
provision of parking area 
for the existing cemetery. 

Contribution to Green Belt Purposes 
Parcel 3 - Preventing the countryside from encroachment - Significant 

Site is within walking distance of education 
establishments. 

Disadvantages: 
None 

The land contains the characteristics of open countryside, comprising mostly 
undeveloped arable fields. Development within the parcel comprises residential 
development and a church building which compromises the openness of the 
land within their immediate vicinity but do not represent a significant urbanising 
influence. 

 
Significant negatives (– –) Total: 3 
4.5: Conservation/enhancement of the borough’s 
character, historic environment, and 
heritage/cultural assets: 

 

The density of the development is relatively low and interspersed by mature 
vegetation. The land is mostly open. It relates strongly to the wider countryside 
to the west. No contribution to the other purposes. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 7a (site in combination or singular Wel1, Wel2 and Wel15) Harm - 
Moderate/High. 

Site is adjacent to a Conservation Area and Listed 
Buildings. 
Mitigation: 
Development should conform to Local Plan policies 
related to the protection of heritage assets and good 
design. 

 

Release of Stage 2 sites Wel1/Wel2/Wel6/Wel15 in combination or isolation 
would lead to encroachment on the countryside. In combination the release of 
the sites would lead to encroachment of the countryside to the south west. The 
release of Sites Wel1/Wel2/Wel15 in isolation would result in encroachment of 
the countryside to the south east and south west. The strength of the remaining 
Green Belt boundary would be similar to the existing boundaries. 

4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is adjacent to a Local Nature Reserve/Local Wildlife 
Site. It is within 250m of an additional Local Wildlife 
Site. 
Mitigation: 

 

 Development should conform to Local Plan policies 
related to the protection/enhancement of biodiversity 
and good design. 

 

 
2019 Update: 
Significant negatives (– –) Total: 2 

 

 SA Objective 4.4 Retaining Local Distinctiveness has 
changed from significant negative (--) to minor negative 
(-). 

 

Summary: 
HELAA: Deliverable within 0-10 years (moderate in favour) 
GB3 Study (Purposes): This site contributes significantly to one national purpose (moderate against) 
GB3 Study (Harm): Site falls within moderate-high sub-parcel 7a (moderate against) 
Green Belt boundary: The Green Belt boundary will be no weaker than existing (minor in favour) 
SA: The SA identifies 5 positives and 2 negatives (moderate in favour) 
Flood Risk: Passes the Sequential Test. Access and egress will need to be revisited at application stage due to flooding on Fulling Mill Lane. 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: The site, in combination with adjoining sites Wel1, Wel2, Wel6 and Wel15, could be instrumental in assisting the funding and delivery of highway upgrades and a new 2-way vehicular bridge over the River 
Mimram coming forward and the provision of new car parking for the cemetery. 
Strategic Disadvantages: None 
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Calverton Test 
The harm to the Green Belt by releasing this parcel is moderate high leading to encroachment of the countryside. However, the parcel does not contribute towards purposes 1, 2 or 4 and the strength of a new Green Belt boundary would 
be similar to the existing boundaries. It is assumed that parcel Wel15 would be released in combination with Wel1 and Wel2 and so the site would be almost entirely enclosed with only a very small section of the site boundary (to the 
north east) forming a boundary with the Green Belt, which would be formed by the existing road already considered to be of moderate strength. For these reasons there are limited opportunities to mitigate any impacts associated with 
releasing this site. 

Overall Conclusion 
Due primarily to the fact that this site is adjacent to Welwyn Conservation Area, the capacity of this site is 14 dwellings to ensure any impacts are limited. The built up area of Welwyn already extends further north and west and if Wel2 
and Wel1, bordering this site, come forward, this site (Wel15) would be almost entirely enclosed, thus limiting any impact on the Green Belt from this site. The site is likely to make some contribution to the highway upgrades and new 
bridge, given the small number of houses considered suitable for this site. There are no strategic disadvantages to this site coming forward and Welwyn is considered a sustainable location for development. Therefore, the site is 
considered suitable for allocation 

Policy Implications 
Amend the Green Belt as indicated. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Wel16 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: South of School Lane Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
65 dwellings 
Impacts/constraints requiring mitigation: 
• Topography of the site varies considerably (undulating land) – design and layout will need to consider this 

and mitigate impact on amenity of surrounding properties and Conservation Area views in Welwyn. 
• Highways capacity issues on School Lane. 
• Buffer for OH power lines 
• Waste water infrastructure upgrades 
• Potential for air quality concerns – air quality survey required at planning application stage. 
Delivery timescales: 
1-5 years (subject to delivery of waste water network upgrades) 
2019 HELAA Update: 
In 2016 a larger site was not considered suitable as the achievability of development was constrained by the 
lack of opportunity to deliver sufficient road widening along School Lane. 
However, the smaller site promoted in 2019 was considered suitable on highway grounds. 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal 
 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 41) Existing: 
The existing Green Belt boundary adjoins 
the site to the north consisting of property 
boundaries (School Lane) – (moderate). 
Proposed: 
The proposed Green Belt boundary 
created through the release of this site 
would comprise Whitle Hill lane and 
School Lane (moderate). There is no 
definable or physical boundary features to 
the west. (Weak). 

2019 Update: 
Significant positives (++/++?) Total: 3 
5.1 Provide the right amount, type and 
tenure of housing to meet identified local 
needs? (x2) 
Site could deliver affordable housing and 
make provision for 20% accessible and 
adaptable dwellings. 
6.6 Provide access to training, skills 
development and lifelong learning to 
meet identified needs 
Site is within straight line walking distance 
(1400m) of local education facilities. 
Significant negatives (– –/(– –?) Total: 0 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 41 makes little or no contribution to preventing neighbouring towns from 
merging. 

Pass – Site is within Flood Zone 
1 

None 
 
Disadvantages: 

GB2 (Wel16): 2019 Update: None 
Contribution to National Purposes: Site not assessed in 2016.  
Significant contribution to assisting in the safeguarding of the countryside from 
encroachment. 

  

Limited or no contribution to any other national purposes.   

Physical and visual openness:   

The site has high levels of physical openness with no development and 
mixed/high levels of visual openness with extensive views into the wider 
countryside which are partially restricted due to the topography of the site. 

  

GB3 (Site falls within Parcel 8):   

Contribution to Green Belt Purposes   
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Limited or no contribution to preventing the merging of neighbouring towns – the 
parcel does not lie between 1st tier settlements. 
Significant contribution to safeguarding the countryside from encroachment – 
characteristics of open countryside and lacks significant amounts of urbanising 
development. 
Limited or no contribution to preserving the setting and special character of 
historic towns. (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 8c (sites Wel14 or Wel16) – High 
Wel16 has a rising topography which creates distinction from the inset 
settlement of Welwyn, there would also be increased containment of open land 
to the south and east. 

    

Summary: 
HELAA: The site could come forward within the first five years of the plan period (significant in favour) 
GB3 Study (Purposes): The wider parcel of land makes a significant contribution to one national purpose and limited or no contribution to two national purposes (moderate against) 
GB3 Study (Harm): The site falls within a high harm parcel (P8c) (significant against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary and is not clearly defined (minor against) 
SA: Identifies three significant double positives and no significant negatives (significant in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
A larger site was promoted and reviewed in the HELAA 2016, this site was considered in its entirety to result in high harm to the Green Belt. To minimise the harm to the lowest practicable extent, the 2019 promotion has limited the area 
of release to the north-eastern part of the wider site Wel16. This reduced site area of 3.3ha would reduce the extent to which the urban area of Welwyn would encroach on the countryside, however, it is considered that the harm to the 
Green Belt would still be high with limited opportunities for defining/ creating a strong boundary. There are no further opportunities to reduce the harm. 

Overall Conclusion 
The promoted site limits the development area, to reduce the extent to which the urban area of Welwyn would encroach on the countryside. However, as there is no definable physical boundary the development of this site would result in 
a weak boundary. Development of site Wel16 would cause high harm to the Green Belt and encroach onto the countryside south of Welwyn. Wel16 makes a significant contribution the wider Green Belt in this area and the lacks the 
opportunity to form clearly defined and defensible boundaries. As such, the Green Belt boundaries established by the development of this site would be weaker than the existing and lack of any definable physical features. There is no 
opportunity to limit the scale of encroachment onto the countryside in this area by reducing the area of this site. The benefit of taking a larger area of land out of the Green Belt to create a more logical, clearly defined and defensible 
Green Belt boundary, such as land to the south of Whitehill (which would be relatively contained by the release of this site) is not justified. Whilst Welwyn is considered to be a sustainable location, on balance, the significant adverse 
impact on the purposes of the Green Belt are considered to outweigh any benefits of developing the site. This site should not be considered for allocation. 

Policy Implications 
None 
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Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Digswell 
 

For Digswell, no sites passed Stages 1 and 2 of the Site Selection process and therefore no sites have been considered further in 
the Sites Selection Background Paper. 

P
age 365



 

Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Lemsford 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: StL13 

Settlement: Lemsford Housing & Employment Land Availability Assessment 

Site location: Land at Stanborough, south of Lemsford village Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: Yes 
Estimated capacity: 
27 dwellings 
Impacts/constraints requiring mitigation: 
• Suitable access and highway upgrades. Possible consolidated single primary point of access with adjacent 

site (StL16) 
• Within Ground Source Protection Zone 3 
• Preliminary site investigation to ascertain if any remediation is required 
• Emergence/re-entry activity survey required to determine presence of bats and a terrestrial habitat survey 

to determine presence of Great Crested Newts 
• Potential for archaeological interest on site. Archaeological Assessment required at either pre-application 

or pre-determination stage. 
• Mitigate heritage impact (Heritage Statement/Impact Assessment required) 
• Landscape buffer to adjoining Wildlife Site 
• Wastewater infrastructure upgrades 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
• A smaller site was previously promoted which failed Stage 1 of the HELAA because the site was not within 

or adjoining a settlement excluded from the Green Belt. 
• StL13 is now being assessed as Lemsford is proposed to be inset from the Green Belt. 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk 
Sequential Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 43B): Existing: 
The site is currently washed over by the 
Green Belt. The washed over village of 
Lemsford is proposed to be inset from the 
Green Belt. 
Proposed: 
New Green Belt boundaries would be 
identified around the village would be 
clearly defined with the exception of the 
southern/south western boundary. The 
properties to the north and west of the 
site would form a moderate boundary and 
the fragmented hedgerow to the south 
would form a weak boundary 

2019 Update: Sequential Test result: Advantages: 
Strategic Gap 
Parcel 43b makes a significant contribution to the strategic gap between 
Welwyn Garden City and Hatfield with Harpenden. 

Significant positives (++/++?) Total: 5 
4.2: Significantly reduce greenhouse gas emissions 
from transport (x2) 

Pass – within Flood 
Zone 1 

None 
 
Disadvantages: 

Not covered by GB2 study Site is within 1400m of Burrowfields Employment Site 2019 Update: None 
GB3 (Site falls within Parcel P35): 
Contribution to Green Belt Purposes 

Site is within 400m of two bus stops providing a six day 
week service. 

No change  

Limited or no contribution to the merging of neighbouring towns – the parcel lies 
between the settlements of Harpenden to the west and Welwyn Garden City to 
the east. The settlements of Wheathampstead and Stanborough lie between the 
first tier settlements reducing the rural separation a little. Significant contribution 
to safeguarding the countryside from encroachment– the parcel lacks any 
urbanizing features and is spatially open. 

4.3: Avoid and reduce air pollution (x2) 
Site is within 1,400m of Burrowfields Employment Sites 
Site is within 400m of two bus stops providing a six day 
week service. 
5.1: Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Limited or no contribution to preserving the setting and special character of 
historic towns 
Assessment of Potential Harm (relevant scenarios): 
Parcel 35a (release of field on western side of parcel alongside release of 
existing washed over village Lemsford, site StL13) – moderate. 
The well contained nature of the settlement of Lemsford effectively limits the 
harm that would result in its release with Brocket Hall Registered Park and 
Garden to the north and Lemsford Springs and Lemsford Mead Local Wildlife 
Site to the south. In relation to the site in question, the grazed land on the 
western side of the parcel has a stronger relationship with existing built 
development and a weaker relationship with the river corridor, thus limiting the 
extent of any harm. 

The southern boundary could be 
strengthened by post-development 
features. 

The site could accommodate 35% affordable dwellings 
and 20% accessible and adaptable dwellings. 

6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 
The site is within 1,400m of a number of education 
establishments 
Significant negatives (– –/– –?) Total: 1 
4.6: Protect and enhance biodiversity and 
geodiversity, taking into account the impacts of 
climate change? 
Within 250m of Lemsford Mead, Lemsford Springs and 
Brocket Park LWSs. 
Mitigation: 
Appropriate protection, enhancement and management of 
ecological assets. Conserve and enhance the natural and 
historic landscape. 

  

Summary: 
HELAA: Delivery within 1-5 years (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose (moderate against) 
GB3 Study (Harm): Release of Parcel 35a would lead to moderate harm (minor against) 
Green Belt boundary: The new Green Belt boundary around Lemsford is yet to be established, but the settlement is proposed to be released from the Green Belt. A new Green Belt boundary could be formed which would be partially 
weaker but could be clearly defined (minor in favour). 
SA: Identifies five significant positives and one significant negative i.e. more than 3 times double positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: low – moderate (moderate in favour). 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of site StL13 would result in moderate harm to the Green Belt. Lemsford has a well contained setting that contributes to some retention of rural character but which also limits the extent of the harm that would result 
from its release. Parcel 35a is contained to the north by Brocket Hall Registered Pak and Garden and Lemsford Springs and Lemsford Mead LWS to the south. Provision of a landscape belt to the south of the parcel could minimise the 
harm to the openness of the Green Belt. The south east of the site could be reinforced with a landscape belt to create a defensible boundary. 

Overall Conclusion 
StL13 is adjacent to promoted site StL16. Release of Parcel 35a and the settlement of Lemsford would result in moderate harm with a partially weaker boundary. The site is identified in the Green Gap Assessment as being within the 
gap between Welwyn Garden City, Lemsford and Stanborough. Development of StL13 would expand the village of Lemsford but would not affect the sense of separation between the villages and Welwyn Garden City. Development of 
StL13 wouldn’t make a significant contribution to encroachment into the countryside and the extent of the harm is limited due to the well contained setting of Lemsford. The developable area has been reduced to take account of the close 
proximity of the adjacent Grade II listed building and allow views from the Old Cottage down towards the river. On balance, due to the relatively limited harm to the Green Belt and contained nature of the settlement, the site is 
considered suitable for allocation. 

Policy Implications 
Lemsford would be required to be inset from the Green Belt and care taken to establish new Green Belt boundaries using existing physical features and ensure appropriate consideration is afforded to any Green Gap policy requirements 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: StL16 

Settlement: Lemsford Housing & Employment Land Availability Assessment 

Site location: Land adjacent Lemsford School  
2019 Update: 
Urban/Green Belt:  

 

Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
14 dwellings 
Impacts/constraints requiring mitigation: 
• Possible consolidated single primary point of access with adjacent site (StL13) 
• Air quality and noise surveys and reports required at planning application stage 
• Potential contamination within 200m, possible preliminary site investigation required 
• Within Total Catchment Ground Source Protection Zone 
• Archaeological Assessment at planning application or pre-determination stage 
• Buffer to adjacent Wildlife Site 
• Mitigate heritage impacts on adjacent Grade II listed cottage 
Delivery timescales: 
1-5 years 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 43B): Existing: 2019 Update: 2019 Update: Advantages: 
Strategic Gap 
Parcel 43B makes a significant contribution to the strategic gap between 
Welwyn Garden City and Hatfield with Harpenden. 
Site was not covered by GB Stage 2 study 
GB3 (Site falls within Parcel 36): 
Contribution to Green Belt Purposes 
Limited or no contribution to preventing the merging of neighbouring towns – the 
parcel lies between Harpenden and Welwyn Garden City. The gap is relatively 
wide and Brocket Hall parkland plays a significant role in preserving the gap. 
Significant contribution to safeguarding the countryside from encroachment – 
the parcel lacks urbanising development and is spatially open. 

The site is currently washed over by the 
Green Belt. The washed over village of 
Lemsford is proposed to be inset. 
Proposed: 
New Green Belt boundaries would be 
identified around the village. There would 
be no definable boundary to the south 
east of the site (weak). Post development 
features would be relied on. 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas 
emissions from transport? 
The site is within 400m of bus stops 
4.3 Avoid and reduce air pollution 
The site is within 400m of bus stops 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
The site could accommodate 35% affordable dwellings 
and could provide 20% accessible and adaptable 
dwellings. 

Sequential Test result: 
Pass – within Flood Zone 
1 

None. 
 

Disadvantages: 
None. 

Partial contribution to preserving the setting and special character of historic 
towns (Welwyn Garden City) – the River Lea valley in this area forms an open 
rural setting. 
Assessment of Potential Harm (relevant scenarios): 

 6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 
The site is within straight line walking distance 
(1400m) of local education facilities. 

  

Parcel 36 (release of all or part of parcel) – High     
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

The release of the parcel, either in isolation or as an expansion of Lemsford, 
would encroach into the countryside or weaken the gap to Stanborough. The 
relationship between WGC and its rural surroundings would be weakened. 

 Significant negatives (– –/ (– –?) Total: 1 
4.6 Protect and enhance biodiversity and 
geodiversity, taking into account the impacts of 
climate change? 
The site is adjacent to Lemsford Mead LWS and is 
within 250m of Lemsford Springs LWS and within 
500m of Brocket Park North LWS. 
Mitigation: 
Appropriate protection, enhancement and 
management of ecological assets. Conserve and 
enhance the borough’s natural landscape. 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate against) 
GB3 Study (Harm): Release of Parcel 36 from the Green Belt would lead to high harm (significant against) 
Green Belt boundary: Proposed boundaries would be partially weaker than the existing boundaries but could form clearly defined and defensible boundaries (minor in favour) 
SA: The site has more than three times as many double positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: low – moderate (moderate in favour). 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
StL16 falls within the wider parcel P36, which would result in high harm if released. The development of the site would result in the need to release a larger area of land from the Green Belt, as part of the proposal to inset Lemsford from 
the Green Belt and thus increase the level of harm. The site is relatively well contained on three sides by the adjacent school, property boundaries/public right of way and Lemsford Village, however it does fall within an important gap 
between Lemsford and Stanborough, where release of the site would compromise this gap and weaken the relationship between Welwyn Garden City and its rural surroundings. On this basis, there are limited opportunities to minimise 
harm to the Green Belt 

Overall Conclusion 
StL16 is adjacent to promoted site StL13. The site is identified in the Green Gap Assessment as being within the gap between Welwyn Garden City, Lemsford and Stanborough. Development of StL16 would expand the village of 
Lemsford and would weaken the sense of separation between the two villages, leading to high harm to the Green Belt and compromise the relationship between Welwyn Garden City and its rural surroundings and would involve a larger 
area of land being inset from the Green Belt at Lemsford. Given the high harm on the Green Belt, the site is not considered suitable for allocation. 

Policy Implications 
None 
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Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Stanborough 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: StL1 

Settlement: Stanborough Housing & Employment Land Availability Assessment 

Site location: Stanborough Triangle Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
90 dwellings 
Impacts/constraints requiring mitigation: 
• Major access required with ability to service refuse, emergency and delivery vehicles 
• Sloping topography – design and layout to reflect this and mitigate impact on amenity of surrounding 

properties 
• Potential for air quality concerns from A1(M), air quality survey and report required 
• SuDs required for surface water management 
• Majority of site lies within an Area of Archaeological Significance. Archaeological Assessment required at 

either pre-application or pre-determination stage. 
• Buffer required to the Wildlife site to the north 
• Wastewater upgrades 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
• The site previously failed Stage 1 of the HELAA in 2016 because the site was not within or adjoining a 

settlement excluded from the Green Belt. 
• StL1 is now being assessed as Stanborough is proposed to be inset from the Green Belt. 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 43B): 
Strategic Gap 
Parcel 43B makes a significant contribution to the gap between Welwyn Garden 
City and Hatfield. 
Site not covered by GB Stage 2 Study 
GB3 (Site falls within Parcel P38): 
Contribution to Green Belt Purposes 
Limited or no contribution to the merging of neighbouring towns – Stanborough 
lies between the first tier settlements, reducing rural separation, but the gap is 
relatively wide and the presence of existing development on three sides of the 
site in question limits any contribution. 
Significant contribution to safeguarding the countryside from encroachment. The 
land contains the characteristics of open countryside comprising a single 
pastoral field. 

Existing: 
The site is currently washed over by the 
Green Belt. However, the washed over 
village of Stanborough is proposed to be 
inset from the Green Belt. 
Proposed: 
New Green Belt boundaries would be 
identified around the village. Great North 
Road and Brocket Road would form 
strong boundaries to the east and west. 
The hedgerow to the north of the site 
would form a moderate boundary. 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas 
emissions from transport? 
Site is within 400m of three bus stop routes 
4.3 Avoid and reduce air pollution 
Site is within 400m of three bus stop routes 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could accommodate 35% affordable housing and 
make provision for accessible and adaptable 
dwellings. 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 

Sequential Test result: 
Pass - within Flood Zone 
1 
2019 Update: 
As above – site not 
assessed in 2016. 

Advantages: 
Site promotion includes a 
proposal for a local scale 
retail unit. Whilst it is 
unclear if this would be 
delivered, a new local 
scale retail unit may be 
beneficial to the wider 
community. 
Disadvantages: 
None. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 38 (all or part of parcel, in combination with release of Parcel 39) – 
Moderate 
Presence of development on three sides means that release would cause little 
harm to the wider Green Belt. It is proposed that Stanborough is inset to the 
Green Belt. 

 Within 1400m of 7 primary/secondary schools and 
nurseries 
Significant negatives (– –/ (– –?) Total: 1 
4.6 Protect and enhance biodiversity and 
geodiversity, taking into account the impacts of 
climate change? 
Within 250m of Lemsford Mead and Lemsford Springs 
LWSs and loss of undesignated biodiversity interests. 
Mitigation: 
In accordance with Policy SP11, the mitigation 
hierarchy should be followed to limit adverse impacts 
on ecology and biodiversity to include a wildlife buffer. 
2019 Update: 
As above – site not assessed in 2016. 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one of the national purposes (moderate against) 
GB3 Study (Harm): Parcel 38 would lead to moderate harm if reduced (minor against) 
Green Belt boundary: The new Green Belt boundary around Stanborough (yet to be established) would be similar in strength to the existing boundary (moderate in favour) 
SA: Identifies 5 significant positives and 1 significant negative i.e. more than 3 times double positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Sensitivity: Low-moderate (moderate in favour) 
Strategic Advantages: A retail unit has been promoted however at this stage the deliverability is uncertain (minor in favour) 
Strategic Disadvantages: None. 

Calverton Test 
The release of all of site StL1 would result in moderate harm to the Green Belt. The presence of existing development on three sides of the site means that release would cause little harm to the Green Belt. New boundaries would be 
similar to the existing residential edges of the settlement and an opportunity exists for master-planning to create a robust boundary using new planting. On this basis, there is good opportunity to minimize any harm to the Green Belt. 

Overall Conclusion 
Development of StL1 would encroach into the countryside but there would be little harm to the wider Green Belt, given that existing development is present on three sides of the site. It is proposed that Stanborough is inset from the 
Green Belt. New Green Belt boundaries can be formed that are similar to the existing residential edges of the settlement and an opportunity exists for master-planning to use planting to create a robust boundary. Development would not 
impact on the gap between Welwyn Garden City and Hatfield because the river valley will continue to form the separation between the two settlements. For these reasons and on balance, the site is considered suitable for allocation. 

Policy Implications 
The settlement of Stanborough should be inset from the Green Belt. New Green Belt boundaries would need to be established as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: StL3 

Settlement: Stanborough Housing & Employment Land Availability Assessment 

Site location: Land at and adjacent to The Holdings Urban/Green Belt: 
Green Belt 

 

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
396 dwellings 
Impacts/constraints requiring mitigation: 
• Suitable access needs to be achieved 
• Footways improvements and integration 
• Heritage assets to the north and west of the site 
• OH powerlines easement 
• Rights of Way easement 
• An Archaeological Assessment will be required at pre-application or planning application stage 
• Potential for noise from adjacent Kennels/Cattery 
• SuDs required for surface water management 
StL3 is considered suitable in the HELAA for the principle of residential development but with a reduced 
developable area (19.8ha) to take account of above constraints. 
Delivery timescales: 
6-10/11-15 years 
2019 HELAA Update 
• In the 2016 HELAA, site StL3 was not assessed as it did not adjoin the urban boundary. 
• However, as Stanborough is now being considered for possible insetting this site has been assessed. 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 43B): Existing: 
The washed over village of Stanborough 
forms part of the existing Green Belt. If 
Stanborough was considered to be inset 
from the Green Belt, the edge of the 
urbanised settlement would comprise the 
Green Belt boundary (strong). 
Proposed: 
The proposed boundary would consist of 
minor roads: Green Lanes (moderate) 
and Coopers Green Lane (moderate). 

Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas 
emissions from transport? (x2) - This site is within 
walking distance (1,400m) of Burrowfields 
Employment Site. 
This site is within 400m of three bus stops routes 
providing a six day a week service. 
4.3 Avoid and reduce air pollution (x2)- This site is 
within walking distance (1,400m) of Burrowfields 
Employment Site. 
This site is within 400m of three bus stops routes 
providing a six day a week service. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) – 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 43B makes a significant contribution to the gap between Welwyn Garden 
City and Hatfield. 

Pass – Site is within Flood 
Zone 1 
2019 Update: 

None 
 
Disadvantages: 

Site not assessed in GB Stage 2. 
GB3 ( Part of the site falls within Parcel 40): 

As above – site not 
assessed in 2016. 

None 

Contribution to Green Belt Purposes   

Significant contribution to preventing the merging of neighbouring towns. P40 
lies between the first tier settlements of Welwyn Garden City, Hatfield and St 
Albans. The parcel plays a significant role in inhibiting the physical/visual 
coalescence of Hatfield and Welwyn Garden City as this gap is narrow with few 
separating features. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

Flood Risk 
Sequential 

Test 

Strategic 
advantages and 
disadvantages 

Significant contribution to safeguarding the countryside from encroachment - 
characteristic of open pastoral/arable fields with no urbanising development. 
Limited or no contribution to preserving the setting of special character of 
historic towns (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 40 (all of parcel) – Very High harm. The B653 forms a clear distinction 
between the urbanising development at Stanborough and the undeveloped 
farmland. Reducing the separation of Stanbourgh and Hatfield would result in a 
weakening of the separation between Hatfield and Welwyn Garden City. 

The northern boundary of the 
reduced site (considered suitable in 
the HELAA 2019) would be a historic 
field boundary/Public Right of Way 
(moderate). 

The site could accommodate 35% affordable dwellings and 20% 
accessible and adaptable dwellings. 
6.6 Provide access to training, skills development and lifelong 
learning to meet identified needs - The site is within straight line 
walking distance (1,400 m) of education establishments 
Significant negatives (– –/(– –?) Total: 3 
4.5 Conserve and enhance the Borough’s character, sense of place 
and local distinctiveness, historic environment, heritage and 
cultural assets, and their settings? - This site lies within an area of 
archaeological significance and is within 250m of Grade II and II* Listed 
Buildings and between 250m and 1km of fourteen Grade II Listed 
Buildings, one Grade II* Listed Building, Welwyn Garden City 
Conservation Area and Brocket Hall Registered Park and Garden. 
Mitigation: 
SP1: Delivering Sustainable Development- heritage assets should be 
protected and enhanced. 
SADM 15: Heritage – proposals should sustain and enhance heritage 
assets and respect the character, appearance and setting of the asset in 
terms of design, scale, materials and impact on key views. 
4.6 Protect and enhance biodiversity and geodiversity, taking into 
account the impacts of climate change? - The site is within 250m of 
Lemsford Mead and Lemsford Springs LWSs. 
Mitigation: 
SP 11: Protection and enhancement of critical environmental 
assets- Appropriate protection, enhancement and management of 
ecological assets. 
SADM 16: Ecology and Landscape- Conserve and enhance the 
borough's natural and historic landscape. 
4.10 Promote conservation and sustainable use of productive 
agricultural land and maximise the sustainable use of previously 
developed land - The site is a mix of Grade 2 and Grade 3 agricultural 
land and is composed of greenfield land. 
Mitigation: 
Policy SP 11: Protection and enhancement of critical 
environmental assets- protect the best and most versatile agricultural 
land. 
2019 Update: 
As above – site not assessed in 2016. 
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Summary: 
HELAA: The site could come forward within the first ten years of the plan period, potentially within the 11-15 years (minor in favour) 
GB3 Study (Purposes): The site makes a significant contribution to two national purposes (significant against) 
GB3 Study (Harm): Part of the site is included in Parcel 40 (all of parcel) – Very High harm (substantial against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary but is clearly defined (minor in favour) 
SA: 2 to 3 times more double positives (++/++?) than double negatives (--/--?) (moderate in favour) 
Flood Risk: Passes the sequential test. 
Landscape Sensitivity: Low-moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
Part of the site adjacent to the edge of Stanborough is included in the P40 parcel which would lead to Very High harm if released, it is considered that the area not included in the GB3 assessment would also significantly contribute to 
safeguarding the countryside from encroachment and would result in Very High harm if developed. Given the importance of the land in question protecting separation between Hatfield and Welwyn Garden City, it is considered that there 
is no further opportunity to reduce the harm. 

Overall Conclusion 
The development of site StL3 would result in very high harm to the Green Belt. Development would significantly encroach onto the countryside and the release of this land would significantly weaken the separation between Hatfield and 
Welwyn Garden City. This site should NOT be considered for allocation. 

Policy Implications 
None 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: StL15 

Settlement: Stanborough Housing & Employment Land Availability Assessment 

Site location: Land to the east of Great North Road  
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes (subject to agreement to remove restrictions) 
Estimated capacity: 
8 dwellings 
Impacts/constraints requiring mitigation: 

• Potential for contamination which would require remediation 
• Within Ground Source Protection Zone 3 
• Noise and air mitigation from proximity to A1(M) and the Great North Road 
• Potential for archaeological interest on the land – dependent on findings, mitigation may be required 

Delivery timescales: 
6-10 years 
2019 Update: 
No change. 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk 
Sequential Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 43b): Existing: 
The site is currently washed over by the 
Green Belt. The washed over village of 
Stanborough is proposed to be inset from 
the Green Belt. 
Proposed: 
New Green Belt boundaries would be 
identified around Stanborough. The A1 
(M) would form a strong boundary to the 
east and Great North Road would form a 
strong boundary to the west. Established 
trees form a moderate boundary to the 
north. 

Significant positives (++/++?) Total: 4 Sequential Test result: Advantages: 
Strategic Gap 
Parcel 43b makes a significant contribution to the strategic gap between 
Welwyn Garden City and Hatfield with Harpenden. Any small scale reduction in 
the gap would be unlikely to compromise the separation of settlements in 
physical and visual terms. The release of StL15 would not contribute to the gap 
between Welwyn Garden City and Hatfield with Harpenden. 
Site not covered by GB Study stage 2 

4.2 Significantly reduce greenhouse gas emissions 
from transport? 
The site is within 400m of five bus stops providing a six 
day a week service. 
4.3 Avoid and reduce air pollution 
The site is within 400m of five bus stops providing a six 
day a week service. 

Pass within Flood Zone 1 
 
2019 Update: 
No change. 

None 
 
Disadvantages: 
None 

StL15 not covered by GB Study stage 3 
However Parcel 39 is adjacent to the site which has a low harm rating. Given 
the contained nature of the site it is reasonable to apply the same harm rating. 
The extent of the harm to the wider Green Belt that would result from the 
insetting of Stanborough would be limited. 

5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? 
20% of dwellings to meet Building Regulations Part M4 
(2) standards. 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 

  

 The site is within 1400m of local education facilities.   
 Significant negatives (– –/ (– –?) Total: 0   
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Summary: 
HELAA: Delivery within 6-10 years (moderate in favour) 
GB3 Study (Purposes): Parcel 39 (adjacent to the site) has limited or no contribution to the national purposes. 
GB3 Study (Harm): Parcel P39 has a low harm rating. The same harm rating can be applied to StL15. 
Green Belt boundary: The new Green Belt boundary around Stanborough is yet to be established, but is proposed to closely follow the existing boundary of the settlement. The inclusion of StL15 would form a logical boundary 
especially given that the site is entirely enclosed between the A1M and existing residential development. Clearly defined and defensible boundaries could be formed which would be similar in strength (moderate in favour) 
SA: Identifies four significant positives and no significant negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Sensitivity: Low-moderate (moderate in favour) 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
StL15 is adjacent to Parcel 39 in the Green Belt Study Stage 3 which is considered to cause low harm to the Green Belt. Stanborough has urban characteristics and the site is contained on all sides. The site fronts the main route through 
Stanborough, which has a significant urbanizing effect. It is considered the release of the site, alongside the insetting of the settlement of Stanborough would cause low harm to the Green Belt and hence there is limited opportunity to 
minimise the impact any further. 

Overall Conclusion 
Whilst the wider area makes some contribution to the strategic gap between Welwyn Garden City and Hatfield, any small scale reduction in the gap, such as the allocation of this site, would be unlikely to compromise the separation of 
settlements in physical and visual terms or overall visual openness, especially as the site is small in size and entirely enclosed on all sides between the A1M and existing residential development. The Green Belt boundary would not be 
weakened as a result of the release of the site alongside the existing washed over settlement Stanborough, which is also a sustainable location, scoring relatively well in the SA. On balance, it is therefore considered the site is suitable 
for allocation. 

Policy Implications 
It is proposed that the settlement of Stanborough is inset from the Green Belt and new Green Belt boundaries to be established and ensure appropriate consideration is afforded to any Green Gap policy requirements. P
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Draft Local Plan 2016 site reference: GTLAA10 HELAA site reference: StL17 

Settlement: Stanborough/ Lemsford Housing & Employment Land Availability Assessment 

Site location: Land at Great North Road 2019 Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
5 pitches 
Impacts/constraints requiring mitigation: 

• Southern part of site is narrow with the A1 (M) adjacent to the eastern boundary 
• Potential noise disturbance issues for future residents from A1 (M) 
• Potential air quality issues need investigation at application stage 
• Western boundary will be adjacent to a proposed Minerals Local Plan allocation: Land adjoining 

Coopers Green Lane 
• Sherrardspark Wood SSSI, located to north (2.7km). Site lies within an SSSI impact risk zone 

but the scale of development would not normally trigger a Natural England Consultation at 
planning applications stage. 

Delivery timescales: 
1-5 years 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal 
 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel GB43B): Existing: 
The site is currently washed over by the 
green belt – no existing boundary. 
It is proposed to inset Stanborough from the 
Green Belt, forming a new green belt 
boundary which would comprise: 
Hedgerow - moderate 
A1 (M) - strong 
B653 – strong 
B197 – strong 
The release of parcel P39 to inset 
Stanborough from the green belt, would also 
require the release of parcel P38 in order to 
form a clear and logical green belt 
boundary, comprising of a mature hedgerow 
to the northern boundary. 

2019 Update: 
Significant positives (++/++?) Total: 
3 
4.2 Significantly reduce greenhouse 
gas emissions from transport: 
4.3 Avoid and reduce air pollution: 
Proximity to transport services: 
The site is within 400m of seven bus 
stops on a route providing a six day 
week service. 
5.1 Provide the right amount, type 
and tenure of housing to meet 
identified local needs: 
The site provides capacity for up to 5 
travellers pitches which is more than 
5% of the overall need (68 pitches). 
Significant negatives (– –/(– –?) 
Total: 0 

2019 Update: Advantages: 
Strategic Gap Sequential Test result: None 
The parcel does not directly separate 1st tier settlements. However, it makes a 
significant contribution (with parcels 

Passes the sequential test. Site 
located within Flood Zone 1. 

 
Disadvantages: 

GB37, GB40, GB41, GB42 & GB43A) to a strategic gap between Welwyn Garden 
City and Hatfield with 
Harpenden. The strategic gap between Hatfield and Welwyn Hatfield is 1.5 km at 
its narrowest. Any small scale reduction in the gap would be unlikely to compromise 
the separation of settlements in physical and visual terms, or overall visual 
openness. 

Note: Whilst not high risk, 
some historic surface water 
flooding affects the site in all 
mapped events ranging from 
7% in the 1/30 year to 21% in 
the 1/1000 year. 

None 

GB2   

Contribution to National Purposes:   

Site was not covered by GB2 study.   

Physical and visual openness:   

Site was not covered by GB2 study.   

Potential for Cumulative Impact   

Site was not covered by GB2 study.   
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB3 (Site falls within Parcel P39: 
Contribution to Green Belt Purposes 
The parcel is almost entirely developed, comprising residential development within 
the settlement of Stanborough adjacent to the A1 (M). The parcel makes limited or 
no contribution to preventing the merging of neighbouring towns. 
Limited or no contribution to safeguarding the countryside from encroachment - The 
land does not contain the characteristics of the countryside and the residential and 
commercial development which fronts directly on the main routes through 
Stanborough across the majority of the parcel has a significant urbanising effect 
that compromises openness. 
Limited or no contribution to preserving the setting and character of historic towns - 
The land forms little or no part of the setting of Welwyn Garden City and does not 
contribute to its special character. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 39 (all of parcel) – release of all or part of the parcel would result in low 
harm to the green belt. The parcel contains the existing development at 
Stanborough and is almost completely comprised of residential and commercial 
development. The majority of the washed over settlement is bounded by the B653 
to the west and by the B197 to the east, providing some containment from the 
wider countryside. The development to the east of the B197 in the south of the 
village is contained by the A1 (M). The extent of harm to the wider Green Belt that 
would result from the insetting of the settlement would therefore be limited. 

Proposed: 
If Stanborough is inset from the green belt, 
then the site would be contained within the 
settlement of Stanborough. The site is a 
very irregular shape; if Stanborough 
remains a washed-over settlement, the 
green belt boundary of the site would 
comprise: 
East – A1(M) – strong 
North – property boundaries (fence to car 
parking area of flats) – moderate 

West and south - tree belt - moderate 

   

Summary 
HELAA: Site could come forward within 5 years of the Plan period (significant in favour) 
GB3 Study (Purposes): The parcel makes limited or no contribution to national green belt purposes (moderate in favour) 
GB3 Study (Harm): The release of all or part of parcel P39 would result in low harm to the green belt (neutral in favour); (minor against) 
Green Belt boundary: If Stanborough is inset from the green belt, then the site would be contained within the new green belt boundary that would be formed for the settlement of Stanborough and would be clearly defined (moderate 
against) 
SA: The site has three significant positives and no significant negatives (significant in favour) 
Flood Risk: The site passes the sequential test. 
Landscape Sensitivity: Low-moderate (moderate in favour) 
Strategic Advantages :None 
Strategic Disadvantages: None 

Calverton Test 
The release of all or part of parcel P39 would result in low harm to the green belt with clearly defined boundaries. Given the low harm resulting from releasing the site, there is limited opportunity to minimise the harm any further. 

Overall Conclusion 
The parcel makes limited or no contribution to the national green belt purposes and its release from the green belt would result in low harm. On the basis that Stanborough will be inset from the green belt, then the site would be 
contained within the settlement boundary of Stanborough. For these reasons and on balance, the site is considered suitable for allocation. 

Policy Implications 
It is proposed that Stanborough is inset from the green belt, this the creation of a new green belt boundary around the settlement is required. 
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Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Rural North 
 

For the purposes of this Sites Selection Background Paper, only sites that Stages 1 and 2 of the Site Selection Process and are large enough to be 
allocated (10 or more in towns, 5 or more in villages) have been considered. 
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Draft Local Plan 2016 site reference: HS33 HELAA site reference: GTLAA08 

Settlement: Rural Area Housing & Employment Land Availability Assessment 

Site location: Barbaraville, Mill Green 
 
Urban/Green Belt: 
Green Belt  

 

PDL/Greenfield: 
Unknown 
Achievable: 
Yes 
Estimated capacity: 
4 gypsy and traveller pitches 
Impacts/constraints requiring mitigation: 
• Site access layout 
• surface water flood risk and possible fluvial flood risk 
• Air and noise pollution 
• Land levelling 
• Heritage impacts 
Delivery timescales: 
1-10 years 
2019 HELAA Update: 
No Change. 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 44): Existing: 
The site is within the green belt and 
remote from the nearest settlement‘s 
green belt boundary (Welwyn Garden 
City). This boundary is primarily made up 
of property boundaries. 
Proposed: 
Property boundaries of Barbaraville site 
(moderate), property boundary of sewage 
treatment works (moderate), no definable 
boundary to golf course (weak) 
Conclusion: 
Green Belt boundaries are less of an 
issue here as the site would be inset 
within the green belt. Care should be 
taken to establish clearly defined 
boundaries along the northern and 
eastern boundaries to the golf course. 

Significant positives (++/++?) Total: 3 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within 400m of two bus stops. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs: 
Site would provide 5% or more of total need for gypsy 
and traveller pitches 
Significant negatives (– –/– –?) Total: 0 
 
2019 Update: 
Significant negatives (– –/– –?) Total: 1 
SA Objective 4.4 Landscape Character has changed 
from minor negative (-) to significant negative (--). 
Mitigation 
Development should conform to Local Plan policies 
related to local distinctiveness and landscape. 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1. An ordinary 
watercourse runs through 
the site, and the site is 
subject to surface water 
flood risk. These risks 
have not been assessed 
in the SFRA Level 2. A 
site-specific Flood Risk 
Assessment would be 
required. 
2019 Update: 
No change. 

Advantages: 
Strategic Gap None 
Parcel 44 makes a significant contribution to the strategic gap between Welwyn 
Garden City and Hatfield. 

 
Disadvantages: 

GB2 (Site GTLAA08): None 
Contribution to National Purposes:  
Partial contribution to preserving the setting and special character of historic 
towns, as Hatfield Historic Park and Garden lies directly to the south. 

 

Physical and visual openness:  

Low physical and visual openness. The site is enclosed, views from the site are 
very contained. There is development on part of the site (mobile homes) and 
urban influences on the remainder due to dumping of waste material. 

 

Potential for Cumulative Impact  

The site is isolated and forms part of a group with WGC1.  

GB3 (Site falls within Parcel 27):  

Contribution to Green Belt Purposes  
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Significant for preventing neighbouring towns from merging – the gap between 
Welwyn Garden City and Hatfield is narrow, visually open and has few 
separating features and the land within the parcel plays a significant role in 
inhibiting the physical/visual coalescence of Welwyn Garden City and Hatfield. 
Significant for safeguarding the countryside from encroachment – the land 
contains characteristics of open countryside and lacks significant amounts of 
urbanising development. 
Significant for preserving the setting and special character of historic towns – 
forms part of the rural setting of Welwyn Garden City 
Assessment of Potential Harm (relevant scenarios): 
Parcel 27 (all of parcel) – Very high 
Further perceived loss of separation between Welwyn Garden City and Hatfield 
would constitute very high harm to the purposes of preventing the merging of 
the two towns and the setting of Welwyn Garden City. 

    

Summary: 
HELAA: The site could come forward within the 10 years of the plan period (moderate in favour). 
GB3 Study (Purposes): The site makes a partial contribution to one national Green Belt purpose, and has a low level of physical openness (minor in favour). 
GB3 (Harm): The site falls within a much larger parcel which has been assessed has having very high harm (substantial against). 
GB Boundary: The site would need to be inset within the Green Belt. Half of the new boundaries would be of moderate strength and clearly defined; however the remaining boundaries would be weak and not clearly defined and would 
need to be established (minor in favour). 
SA: The site has three times as many significant positives as significant negatives (moderate in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: low – moderate (moderate in favour). 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The site is within a wider parcel where the release of this parcel as a whole would result in very high harm to the Green Belt. However, the site itself would be a small extension to an existing Gypsy and Traveller Site that would, 
especially given its size and existing adjoining use, have limited impact on the Green Belt. Landscaping the site boundaries would assist in minimising harm to the lowest practicable extent. 

Overall Conclusion 
Although within an area of Green Belt very high harm, the site itself is very small. Therefore, whilst extending the settlement edge, development of this small site would not result in any narrowing of the gap and the physical and visual 
separation between the two towns would remain. The harm to the Green Belt could be mitigated through landscaping of the site boundaries, which would ensure there is no additional inter-visibility between the two settlement edges. On 
balance, the benefits of the site outweigh the adverse harm on the green belt. The site should be considered for allocation. 

Policy Implications 
Amend Green Belt boundaries as indicated and strengthen existing boundaries through landscaping and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: SDS6 HELAA site reference: Hat15 

Settlement: Rural Areas Housing & Employment Land Availability Assessment 

Site location: Site Name: Symondshyde (new village) 
 
Urban/Green Belt: 

 

 

Green Belt 
PDL/Greenfield: 
Mainly Greenfield with limited PDL at Symondshyde Farm 
Achievable: 
Some uncertainty due to viability once infrastructure costs (especially transport, education and sewerage 
infrastructure have been factored in). 
Estimated capacity: 
1,130 dwellings. 
Promoted 2019 capacity of 1,180 to 1,200 needs further master planning work to firm up net available land for 
housing development. 
Impacts/constraints requiring mitigation: 
• Highways impact 
• Impact on adjoining woodland wildlife sites (need for buffer areas of landscape). 
• Setting of listed building at Symondshyde Farm and the historic park of the Brocket Estate. 
• Any constraint from existing minerals permission covering SE part of site. 
• Site is dependent upon a sustainable transport package being delivered. 
Delivery timescales: 
5-15 years, given need for substantial highways and sewerage infrastructure. Also question of phasing of 
development alongside that of site Hat 1 and 13 which are within a 1km distance of site. 
2019 HELAA Update: 
No Change: 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel P43 (a): Existing 
Site is surrounded by Green Belt, so no 
existing boundary in this area. 
Nearest Green Belt/urban boundary is 
formed by Hatfield Avenue to the south- 
east. (Private road – local distributor 
road) and to the rear of commercial 
premises/parking areas in Frobisher Way 
(Moderate) 
Proposed: Mixed strength of boundary: 
Symondshyde Lane/ Hammonds Lane to 
south-west – unclassified (moderate) 
Ancient woodland to north/ north-west 
(strong) 

Significant positives (++) Total: 6 
4.2 : Reduction of greenhouse gas emissions from 
transport and; 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of an Employment Area. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x3): 
The site provides capacity for more than 5% of the 
borough’s housing need. The Site could deliver 
affordable housing and make provision for accessible 
and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: Site is within walking distance of 
education establishments. 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1 
Surface water flow route 
runs north-south through 
the eastern area of the 
site. A sequential 
approach to layout and 
the use of sustainable 
drainage systems (SuDS) 
could be used to suitably 
manage surface Water 
flood risk to, within and 
from the site. 
2019 Update: 
No change. 

Advantages: 
The creation of a new 
free-standing settlement, 
allowing bespoke design 
without significant 
constraint by existing 
residential areas with 
primary school and a shop 
and community building 
provision, both formal and 
informal open space 
within the development 
area. 
Disadvantages: 
None. 

Strategic Gap: 
Parcel 43a partial contribution preventing merging of neighbouring towns 
(Welwyn Garden City and Hatfield with Harpenden). 
GB2 (Hat15): 
Contribution to National Purposes: 
The site has ‘limited or no’ contribution towards checking unrestricted sprawl of 
large built-up areas of London, Luton and Dunstable and Stevenage. Site is not 
located within a strategic gap between 1st tier settlements. 
Significant countryside characteristics, predominately undeveloped with farm 
buildings and yard (southern area). 
The site does not preserve setting of any historic features. 
Contribution to National Purposes: 
Significant in safeguarding the countryside from encroachment 
Contribution to Local Purpose: 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Partial contribution: Site is located within the primary local gap between Hatfield 
and Wheathampstead and makes a partial contribution to the visual perception 
of the settlements with clear views of Hatfield although there is visual perception 
of Wheathampstead due to woodland and topography. 
Physical and visual openness: 
Physical openness: Mixed - some development on site. 
Visual Openness: Low – Mixed. Views are largely contained by woodland to the 
south, west and north, and a ridge line following the western most PROW. 
Potential for Cumulative Impact 
Does not form a group 
GB3 (Site falls within Parcel: P43): 
Contribution to Green Belt Purposes 
The parcel lacks any significant relationship with the urban edge, and so makes 
a strong contribution to the prevention of encroachment on the countryside and 
merging of neighbouring towns. There would be no significant impact on the 
wider gaps between towns. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 43 (all of parcel) – Moderate Harm – development would not weaken the 
role of separation between Hatfield and either Welwyn Garden City or St Albans. 
Parcel 43 (a) – Moderate – High. Release in conjunction with release of Stage 2 
site Hat15 and Local Plan allocation SDS6. Sufficient openness would be 
retained between Hafield and Symondshyde, however some harm to 
countryside between (P44) as a result of containment between two urban areas. 

North/north-eastern boundary: Ancient 
woodland (strong) and mature hedgerow 
with a gap defined by a ditch with scrub 
(weak) 
South-eastern boundary: Farm track 
(weak) 
Southern boundary: Farm track/ditch and 
hedgerow (weak/moderate) 
Comments: 
South/south-eastern boundaries defined 
by farm track would be weak. 
Conclusion: 
Green Belt boundaries may be less of an 
issue here, as the site is a proposed free- 
standing settlement within the Green Belt. 
Care should be taken with establishing 
south-eastern long term boundary in 
particular, as encroachment would tend 
towards coalescence with north of 
Hatfield (particularly if Hat 1 developed). 

Significant negatives (– –) Total: 3 
4.4 : Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: 
Site has high landscape sensitivity. 
Mitigation: The scale, layout and design of 
development should seek to reduce significant effects 
on landscape character. 
4.5 : Conservation/enhancement of the borough’s 
character, historic environment, and 
heritage/cultural assets: 
Site is in proximity to a number of Listed Buildings, an 
AAS and Brocket Hall Registered Park and Gardens. 
Mitigation: Development of site should conform to 
Local Plan policies related to the protection of heritage 
assets and good design. 
4.6 : Protection/enhancement of biodiversity and 
geodiversity: 
Site is adjacent to Local Wildlife Sites/Ancient 
Woodland. 
Mitigation: Development of site should conform to 
Local Plan policies in relation to the 
protection/enhancement of biodiversity and good 
design. 
2019 Update: 
No change. 

  

Summary: 
HELAA: The site could come forward within years 5-15 years of the plan period (moderate/minor in favour). 
GB3 Study (Purposes): The site makes a significant contribution to one national Green Belt purpose and partial contribution to local purpose (moderate against). 
GB3 Study (Harm): P43 (a) Moderate to high harm, if release of stage 2 site Hat15, result of containment between two urban areas (ADD). 
GB Boundary: New boundaries formed by physical features defining Hat1 are mixed in terms of strength. Whilst the northern boundary would be strong, much of the southern boundary would be weaker than the existing (distant) 
boundary and care would be needed to prevent merging with the north of Hatfield (minor against). 
SA: The site has twice as many significant positives as significant negative (moderate in favour). 
Flood Risk: Passes the sequential test 
Landscape Assessment: moderate – high (moderate against)/ low –moderate (moderate in favour) 
Strategic Advantages: Delivery of a primary school, shop and community building alongside housing growth (moderate in favour). 
Strategic Disadvantages: none 

Calverton Test 
The release of Parcel 45a in conjunction with release of the proposed Local Plan allocation at Hatfield (Hat15 – Symonshyde and Hat 1 – North Hatfield) would reduce the level of harm to Moderate - High as sufficient openness would be 
retained between Hatfield and Symondshyde for the latter to have a distinct identity. Limiting the scale of the proposed development and ensuring the openness between Hatfield and the proposed new settlement would help to minimise 
impacts, along with ensuring that master-planning for the site and the use of planting create strong and defensible Green Belt boundaries, especially to the east of the proposed new settlement would further help to minimise impacts. 
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Overall Conclusion 
The overall harm to GB would be reduced by release of only Parcel 45a, with sufficient openness remaining between Hatfield and the proposed new settlement, along with the use of master-planning/ new planting to create strong Green 
Belt boundaries to the east of the site. The north-west and south-west of the site are bounded by established woodland, thus limiting further impact. There are significant strategic advantages in bringing forward the site, in terms of 
making a significant contribution to the Borough’s housing need and delivering infrastructure and new services and facilities. Part of the site does fall within a moderate – high parcel within the landscape sensitivity study and other parts 
fall within a low- moderate parcel. Protecting valuable landscapes is an important consideration. However, the area of the site assessed as having a moderate – high sensitivity is bounded by low – moderate sensitivity land to the south 
and woodland to the north, north east and north west. It is acknowledged within the landscape sensitivity study that this woodland would, in places, limit the visual impact of new development. It is of course the case that developing a 
new village on an existing green field would have an impact on the existing remoteness of the location, but the need to deliver housing in a sustainable location, that seeks to maximise benefits and seeks to minimise any harmful 
impacts, for example to the Green Belt, that There are no disadvantages of the site coming forward and the impact on the Green Belt is it is considered that to be limited overall and on balance, it is considered that the site is suitable 
for allocation. 

Policy Implications 
Amend Green Belt boundaries as indicated. 
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Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Essendon 
 
For Essendon, For Digswell, no sites passed Stages 1 and 2 of the Site Selection process and therefore no sites have been 

considered further in the Sites Selection Background Paper. 
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Appendix A 

Site Selection Background Paper 2019 

 
 
 
 
 
 

Welham Green 
 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and 
are large enough to be allocated (10 or more in towns, 5 or more in villages) have been considered. 
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Draft Local Plan 2016 site reference: HS35 HELAA site reference: GTLAA01 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Foxes Lane 
 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
12 pitches 
Impacts/constraints requiring mitigation: 

• Mitigate noise pollution 
• Mitigate surface water flood risk 
• Improve access 
• Mitigate potential impacts on PROW that runs along Foxes Lane 

 

 

2019 HELAA Update: 
No Change 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel P45): Existing: Railway (strong) 
Proposed: 
Dixons Hill Road (moderate), Foxes Lane 
(moderate), established tree belt 
(moderate), no definable feature on south 
western boundary (weak) 
Conclusion: 
The proposed green belt boundaries 
would be predominantly weaker than the 
existing boundaries, but would be clearly 
defined with the exception of the south 
western boundary which is currently 
formed by a fence and could be 
strengthened by post-development 
features. 

Significant positives (++/++?) 
Total: 6 
4.2 : Reduction of greenhouse gas 
emissions from transport (x 2); and 
4.3 : helping to avoid/reduce air pollution 
(x 2): 
Site is within walking distance of an 
Employment Area and Welham Green 
Railway Station. It is within 400m of four bus 
stops. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs (x 1): 
Site would provide 5% or more of total need 
for gypsy and traveller pitches 
6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of education 
establishments (x 1). 

Sequential Test result: 
Pass – Site is within Flood Zone 
1, although an Ordinary 
Watercourse is adjacent to the 
site which may present a fluvial 
flood risk.Site is subject to 
surface water flooding. 

 
2019 Update: 
No change 

Advantages: 
Strategic Gap None 
Parcel 45 makes a partial contribution to the strategic gap between Hatfield and 
Potters Bar. 

 
Disadvantages: 

GB2 (Site GTLAA01): None 
Partial in preventing neighbouring towns from merging, contributes to the visual 
perception of the gap between Hatfield and Potters Bar but limited due to the 
overall scale of the gap. 

 

Partial in safeguarding the countryside from development, small part of the site 
contains built development 

 

Physical and visual openness:  

Physical openness - High Visual openness/ mixed partially elevated with some 
views out 

 

GB3 (Site falls within Parcel P57):  

Contribution to Green Belt Purposes  

Limited or no contribution for preventing neighbouring towns of Potters Bar and 
Hatfield from merging. Parcel contains some development and there is existing 
development on the opposite side of railway, which already reduces the 
perception of the gap between the above settlements. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Partial contribution for safeguarding countryside from encroachment. Contains 
some characteristics of open countryside, consists of mainly arable/grassland 
fields. But the minor road, railway line, caravan park, park home etc. have an 
urbanizing influence 

 Significant negatives (– – / – –?) Total: 1* 
4.6: Protection/enhancement of 
biodiversity and geodiversity: 
Site is within 250m of a Local Wildlife Site (-- 
? X 1). 
Mitigation: 
Development of site should conform to Local 
Plan policies related to the 
protection/enhancement of biodiversity and 
good design. 
2019 SA Update: 
No Change 

  

Little or no contribution for preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
P57 (all/part of parcel, including GTLAA01-3, WeG4a/b and SDS7) – Moderate- 
low. 
Parcel is relatively open but contains urbanizing development. It is well 
contained by A1000, Local wildlife site, Registered Park and Garden and railway 
line. Due to this, its release would not weaken the integrity of the surrounding 
Green Belt 
P57a (larger parcel extending southwards from P57 and beyond the boundary 
of the proposed site) Moderate- High 
This would result in additional harm due to P58 containing open countryside 
characteristics such as arable fields, paddocks and no urbanising development. 

Summary 
HELAA: The site could be developed in the first five years. This is attributed (Significant weight in favour) of the site. 
GB3 Study (Purposes): The wider parcel P57 makes a partial contribution for national purpose and limited/no contribution against two national purposes (Minor in favour). 
GB3 Study (Harm): The release of P57 will result in low- moderate Green Belt harm, as it is relatively contained to the north and east by the A1000, Local Wildlife Site and a Registered Park and Garden and to the west by the railway 
line and Welham Green beyond. Therefore release of the site will not weaken the integrity of the surrounding Green Belt. However, it would lead to the creation of less continuous Green Bet boundary compared to the existing railway line 
to the south (Minor against). 
Green Belt boundary: The boundaries to the south would be weaker but clearly defined overall. This is attributed (moderate weight against) the site. 
SA: The site has more than three times as many significant positives as significant negatives. This is attributed (Significant weight in favour) of the site. 
Flood Risk: Passes the sequential test. Inclusion of SUDS may need consideration to manage surface water run-off issues. 
Landscape Assessment: Low – Moderate (moderate in favour). 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of parcel P57 would result in moderate-low harm, the site is well contained and the integrity of the surrounding Green Belt will not be weakened. To minimise any harm to the lowest practical extent, its south western 
boundary would need to be clearly defined through master-planning by creating a landscape or tree belt. 

Overall Conclusion 
This site comprises of a potential extension to the north of an existing Gypsy and Traveller site. It falls within a wider parcel that may result in moderate- low Green Belt Harm, but is very well contained that would not result in weakening 
the wider Green Belt and where any impact could be reduced through strengthening its south western boundary by the establishment of a new tree/landscape belt. 
Welham Green is a sustainable location for development that would lead to relatively limited impact on the Green Belt. Given that the site would involve the extension of an existing Gypsy and Traveller site, the benefits of allocation are 
considered to outweigh any Green Belt impact. The site is considered suitable for allocation. 

Policy Implications 
Amend green belt boundaries as described above. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: WeG1 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Units 1-3, 51 Welham Manor  
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
10 dwellings (potential for 16 subject to alternative access arrangements for WeG3a) 
Impacts/constraints requiring mitigation: 
• Limited highway capacity of Welham Manor 
• Contaminated land requires remediation 
• Protection of groundwater 
• Mitigate potential impact on Water End SSSI 
• Wastewater infrastructure upgrades 

Delivery timescales: 1-5 years 
2019 HELAA Update: 
Delivery timescale amended from 0 – 10 years to 1-5 years 
• pre-application or pre-determination archaeological assessment 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1: Site falls within Parcel 48 
Strategic Gap 
Parcel 48 makes a partial contribution to preventing neighbouring towns from 
merging. It does not fully separate two towns but it contributes to the strategic gap 
between Hatfield and Potters Bar. 
GB2: WeG1 assessed 
Contribution to National Purposes: Site makes a Limited or no contribution to 
any of the National Purposes 
Physical and visual openness: Physical and Visual openness low. Completely 
enclosed by vegetation and development occupies a considerable proportion of 
the site. 
Potential for Cumulative Impact 
Forms a group with WeG2 and WeG3 
NB: WeG2 has been found unsuitable 
GB3 (Site falls within Parcel 64): 
Contribution to Green Belt Purposes 

Existing: 
Property boundaries (Moderate) 
Welham Manor unclassified road (Moderate) 
Proposed: 
Mature tree belt (Moderate) 
If WeG3 were allocated alongside WeG1 
then the proposed southern and eastern 
boundaries would be as described in the 
table entry for WeG3. 
Should WeG15 also be allocated, this would 
have further implications for Green Belt 
boundaries in this area south of Welham 
Green, as explained in the table entries for 
WeG3 and WeG15. 
Conclusion: The proposed new Green Belt 
boundaries would be similar in strength to 
the existing boundaries and could form 
clearly defined and defensible boundaries 

Significant positives (++) Total: 7 
4.2 : Reduction of greenhouse gas emissions 
from transport; (x2) and 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of an Employment 
Area and Welham Green Railway Station. It is 
within 400m of seven bus stops. 

 
4.4 : Protection/enhancement of open space 
and landscape character: 
Site is PDL. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local 
needs: (x2) 
Site could make provision for accessible and 
adaptable dwellings. 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1 

 
2019 Update: 
No change 

Advantages: 
None 
 
Disadvantages 
None 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages and 

disadvantages 

Partial contribution to the prevention of merging of neighboring towns – 
contributes to the gap between Hatfield and Potters Bar. 
Significant contribution to the safeguarding of the countryside from encroachment 
– contains characteristics of open countryside with arable fields and lacks any 
urbanising development (with the exception of a vehicle repair shop and dwellings 
of Welham Green which are visable across the northern section of the parcel). 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
P64a - (release of WeG1 and WeG2 together) – Low harm 
Sites are located on the urban edge of Welham Green. WeG1 contains a building 
and hardstanding and WeG2 is scrubland. Both do not make a significant 
contribution to Green belt purposes and their release would not compromise 
openness. 
The site WeG3 is also being considered for allocation. If WeG3 was considered 
suitable for allocation this site (WeG1) would be entirely contained. 

 6.6: Provision of training, skills development 
and lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –) Total: 0 
 
2019 Update: 
Significant positives (++) Total: 8 
SA Objective 5.1 Affordable Housing has 
changed from negligible (0) to significant positive 
uncertain (++?) based on an increased dwelling 
capacity range. 

  

Summary: 
HELAA: The site could come forward within the first five years of the plan period (significant weight in favour) 
GB3 Study (Purposes): The parcel makes one significant and one partial contribution to national Green Belt purposes (moderate against) 
GB3 Study (Harm): The site falls within a low harm sub-parcel (P64a) (neutral) 
Green Belt boundary: Boundaries would be stronger than existing, and clearly defined and defensible boundaries could be formed (moderate weight in favour) 
SA: The site has more than three times as many significant positives as significant negatives (no negatives) (significant weight in favour). 
Flood Risk: Passes the sequential test 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of WeG1 would result in low harm to the Green Belt. As noted above, sites to the south east of the site, including WeG3/WeG3a and WeG15 are also being considered. If allocated in combination with WeG3/WeG3a this site 
would be entirely enclosed thus negating the need to create new Green Belt boundaries to this site. Allocating the wider area would also create an opportunity to master-plan a larger, coherent and sustainable development overall to be 
weighed in the balance against any potential impacts. 

Overall Conclusion 
The development of site WeG1 could come forward in the first five years of the plan period. The release of parcel P64a would have a low level of harm on the Green Belt, this parcel does not make a significant contribution to Green Belt 
purposes and its release would not compromise openness nor extend the existing settlement edge beyond the existing. Welham Green is a sustainable location for development with good public transport connections, including a railway 
station and employment opportunities. On balance, this site is considered suitable for allocation, it is also being proposed alongside other Welham Green sites to form a larger, coherent and sustainable development. 

Policy Implications 
If the site is allocated for housing the Green Belt boundary will need to be amended. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: WeG3 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Land South of Welham Manor 
 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
45 dwellings (up to 68 dwellings if allocated in combination with WeG3a) 
Impacts/constraints requiring mitigation: 
• Limited highways capacity of Welham Manor 
• Protection of groundwater 
• Mitigate ecological impacts 
• Mitigate potential impact on Water End SSSI (over 50 dwellings). 
Delivery timescales: 
1-5 years 
2019 HELAA Update 
• HCC Archaeology note that a pre-application/pre-determination archaeological assessment will be 

required. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
Property boundaries (Moderate) 
Welham Manor unclassified road 
(Moderate). 
Proposed: 
Established tree belts/hedgerows with 
minor gaps (Moderate). 
If WeG15 were allocated alongside 
WeG3 then an area of land comprising 
of WeG1, the allotments, WeG2 
(currently unsuitable and 
unachievable), and paddock land 
attached to residential properties on 
Station Road, would need to be taken 
out of the Green Belt in order to draw 
logical Green Belt boundaries. See 
conclusion in the table entry for 
WeG15. 

Significant positives (++/++?) Total: 7 Sequential Test result: Advantages: 
Strategic Gap 
Parcel 48 makes a partial contribution to the strategic gap between Hatfield and 
Potters Bar. 

4.2 : Reduction of greenhouse gas emissions from 
transport (x2); and 
4.3 : helping to avoid/reduce air pollution: (x2) 

Pass – Site is within Flood 
Zone 1 
2019 Update: 

None 
 
Disadvantages: 

GB2 (Site WeG3): 
Contribution to National Purposes: 

Site is within walking distance of an Employment Area 
and Welham Green Railway Station. 

 
No Change 

None 

Significant in safeguarding the countryside from encroachment exhibits strong 
countryside characteristics and is free from development. 

It is within 400m of seven bus stops.   

Physical and visual openness:    

Physical openness – High Visual openness/ Low enclosed by tall established 
hedgerows and the settlement edge 

   

Potential for Cumulative Impact    

Forms a group with WeG1 and WeG2, WeG15, and WeG17    

GB3 (Site falls within Parcel 64):    

Contribution to Green Belt Purposes    

Partial contribution to the prevention of merging of neighboring towns – contributes 
to the gap between Hatfield and Potters Bar. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Significant contribution to the safeguarding of the countryside from encroachment – 
contains characteristics of open countryside with arable fields and lacks any 
urbanising development (with the exception of a vehicle repair shop and dwellings 
of Welham Green which are viable across the northern section of the parcel). 
Limited or no contribution to preserving the setting and special character of historic 
towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
P64c– (sites WeG1/WeG2//WeG3 & Allotment Area) – Moderate 
The release of these areas would weaken the Green Belt, a larger area would need 
to be released as a whole to make a well-defined Green Belt boundary. 
Development within WeG3 would lead to encroachment of the countryside, 
however the area is relatively well contained by existing trees (south), urban area 
(north) and Station Road (east). 
It should be noted that adjoining sites (WeG17 and WeG15) are also being 
considered and if released, this sites (WeG3) would be entirely enclosed. 

Conclusion: 
The proposed new Green Belt 
boundaries would be similar in 
strength to the existing boundaries 
and could form clearly defined and 
defensible boundaries. 

5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs: (x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/(– –?) Total: 0 
 
2019 Update: 
No change 

  

Summary: 
HELAA: Deliverable in 1-5 years. (Significant in favour). 
GB3 Study (Purposes): The wider parcel (P64) makes a significant contribution to one national purpose and a partial contribution to one national purpose (Moderate Against) 
GB3 Study (Harm): The site falls within a moderate harm sub parcel (P64c) (Minor Against) 
Green Belt boundary: Boundaries would be similar in strength to the existing boundary, and clearly defined and defensible boundaries could be formed. This is attributed (Moderate in favour) of the site. It should be noted that if 
adjoining sites (WeG17 and WeG15) come forward the site would be entirely enclosed. 
SA: The site has more than three times as many significant positives as significant negatives. This is attributed (Significant weight in favour) of the site. 
Flood Risk: passes the sequential test. 
Landscape Sensitivity Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of P64c would result in moderate harm to the Green Belt. The cumulative impact of the release of the group of sites south of Welham Green would lead to encroachment onto open countryside. To create a well-defined 
boundary the other areas (including sites WeG1 and WeG2) would need to be released in association with WeG3. While the development of WeG3 would lead to encroachment into the countryside it is considered that this area is well 
contained by existing tree belts to the south, the urban area to the north and to Station Road to the east. If allocated in combination with WeG17 and WeG15 the site would be entirely enclosed thus negating the need to create new 
Green Belt boundaries to this site per se. Allocating the wider area would also create an opportunity to master-plan a larger, coherent and sustainable development overall to be weighed in the balance against any potential impacts. 

Overall Conclusion 
The development of site WeG3 could come forward in the first five years of the plan period. The parcel P64 does make a significant contribution to a national purpose of the Green Belt (Safeguarding the countryside from encroachment). 
The Green Belt harm of the wider parcel P64 could be limited to moderate if the site is brought forward as P64c (as concluded above) to establish a new Green Belt boundary, which would be similar in strength to the existing boundary 
and provide a clear, defensible boundary using already established hedgerows/trees. While development of the smaller scenario P64c, would result in the encroachment of the countryside to the south of Welham Green which makes a 
partial contribution in the Strategic Gap between Hatfield and Potters Bar, it is not identified as being within the gap area between Welham Green and Brookmans Park and so maintains the settlement pattern and openness of this gap. 
Welham Green is a sustainable location for development with good public transport connections, including a railway station and employment opportunities. On balance, this site is considered suitable for allocation, it is also being 
proposed alongside other Welham Green sites to form a larger, coherent and sustainable development. 

Policy Implications 
Amend green belt boundaries to align with those described above with consideration for other sites are allocated alongside WeG3. 
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Draft Local Plan 2016 site reference: xxxxx HELAA site reference: WeG3a 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Land at Welham Manor and west of Station Road 2019 Update: 
Site WeG3a is an extended promotion of WeG3 (which had a limited site capacity due to highways constraints 
on Welham Manor). This site, WeG3a, extends WeG3 and would provide the primary access for the site onto 
Station Road allowing for an increased capacity. 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
68 dwellings (in combination with WeG3) 
Impacts/constraints requiring mitigation: 
• Protection of groundwater 
• Mitigate ecological impacts 
• Mitigate potential impact on Water End SSSI 
• Listed Building adjacent to the site access. 
• HCC Archaeology note that a pre-application/pre-determination archaeological assessment will be 

required. 
Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
Property boundaries (Moderate) 
Welham Manor unclassified road 
(Moderate). 
Proposed: 
The proposed boundary would 
consist of established tree 
belts/hedgerows with minor gaps 
(moderate) and the extended 
area of WeG3a (from WeG3) has 
no definable southern boundary 
(weak). 
If WeG3a were allocated 
alongside WeG15 then an area of 
land comprising of WeG1, the 
allotments, WeG2 (currently 
unsuitable and unachievable), 

2019 SA Update: 2019 Update: Advantages: 
If allocated alongside 
WeG3, access into WeG3 
may be possible via 
WeG3a onto Station 
Road, removing the need 
to provide access to 
WeG3 via Welham Manor 
which, while an 
acceptable access in its 
own right, is constrained 
due to design of the 
highway and prevalence 
of on-street parking. 
Allocation in conjunction 
with WeG15 would create 
further opportunities for 

Strategic Gap Significant positives (++/++?) Sequential Test result: 
Parcel 48 makes a partial contribution to the strategic gap between Hatfield and Potters 
Bar. 
GB2 (The site WeG3a was not covered in GB2 however the assessment for WeG3 
applies) 

Total: 7 
4.2 Significantly reduce greenhouse gas 
emissions from transport?(x2); 
4.3 Avoid and reduce air pollution (x2) 

 
Pass – Site is within Flood 
Zone 1 

Contribution to National Purposes: 
Significant in safeguarding the countryside from encroachment exhibits strong 
countryside characteristics and is free from development. 

The site is within 1400m of Travellers Lane 
Employment site and within 720m of five convenience 
stores. 

 

Physical and visual openness: 
Physical openness - High Visual openness/ Low enclosed by tall established hedgerows 
and the settlement edge 

The site is within 400m of ten bus stops on routes 
providing a six day week service. Welham Green 
station is within 1400m. 

 

Potential for Cumulative Impact   

Forms a group with WeG1 and WeG2 WeG15 and WeG17   
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Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

Physical openness - High Visual openness/ Low enclosed by tall established hedgerows 
and the settlement edge 
Potential for Cumulative Impact 
Forms a group with WeG1 and WeG2 WeG15 and WeG17 
GB3 (Site falls within Parcel 64): 
Contribution to Green Belt Purposes 
Partial contribution to the prevention and merging of neighboring towns – contributes to 
the gap between Hatfield and Potters Bar. 
Significant contribution to the safeguarding of the countryside from encroachment – 
contains characteristics of open countryside with arable fields and lacks any urbanising 
development (with the exception of a vehicle repair shop and dwellings of Welham 
Green which are viable across the northern section of the parcel). 
Limited or no contribution to preserving the setting and special character of historic 
towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
P64 (all of parcel) – Moderate-High 
The parcel is largely open and rural in character. Release of P64 would encroach on the 
countryside and impact the integrity of the wider Green Belt to the west/south. The 
parcel is contained on two sides by the existing urban edge, woodland to the south 
creates a clear southern boundary. 
P64c– (sites WeG1/WeG2/WeG3 & Allotment Area) – Moderate 
The release of these areas would weaken the Green Belt, area would need to be 
released as a whole to make a well-defined Green Belt boundary. Development within 
WeG3 would lead to encroachment of the countryside, however, the area is relatively 
well contained by existing trees (south), urban area (north) and Station Road (east). 
It should be noted that adjoining sites (WeG17 and WeG15) are also being considered 
and if released, this site (WeG3a) would be entirely enclosed. 

and paddock land 
Attached to residential properties 
on Station Road, would need to 
be taken out of the Green Belt in 
order to draw logical Green Belt 
boundaries. 
Conclusion 
The proposed new Green Belt 
boundaries would be similar in 
strength to the existing 
boundaries and could form clearly 
defined and defensible 
boundaries. 
See also conclusion in the table 
entry for WeG15. 

5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could deliver affordable housing and make 
provision for 20% accessible and adaptable dwellings. 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 0 

 improved access to the 
site and opportunity for 
master-planning a larger, 
coherent and sustainable 
development. 

 
Disadvantages: 
None 

Summary: 
HELAA: Deliverable within 1-5 years (Significant in favour) 
GB3 Study (Purposes): The wider parcel (P64) makes a significant contribution to one national purpose and partial contribution to one national purpose (Moderate Against) 
GB3 Study (Harm): The majority of the site falls within a moderate harm sub-parcel (P64c) (Moderate-High Against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary but is clearly defined. It should be noted that if adjoining sites (WeG17 and WeG15) come forward the site would be entirely enclosed (Minor in 
favour). 
SA: Identifies seven significant double positives and no double significant negatives (Significant in favour) 
Flood Risk: passes the sequential test. 
Landscape Sensitivity Assessment: Moderate (neutral) 
Strategic Advantages: If allocated alongside WeG3, the site would provide the opportunity for an alternative access into WeG3, avoiding further demand upon Welham Manor which, although an acceptable access in its own right, is 
constrained. (minor weight in favour) 
Strategic Disadvantages: None 

Calverton Test 
The release of the wider Parcel 64c would result in Moderate harm to the Green Belt. Site WeG3a is an extended promotion of WeG3, which included land between the site and 26 Station Road which will provide access to the site. 
Site WeG3 is considered to have moderate harm to the Green Belt. The extended promotion WeG3a would extend the new Green Belt no further south than the southern boundary of WeG3 and therefore is considered that this 
minimises the harm to the lowest practicable extent. However, if the site is allocated in combination with WeG17 and WeG15 the site would be entirely enclosed thus negating the need to create new Green Belt boundaries to this site per 
se. Allocating the wider area would also create an opportunity to master-plan a larger, coherent and sustainable development overall to be weighed in the balance against any potential impacts. 
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Overall Conclusion 
The development of site WeG3a could come forward in the first five years of the plan period. The parcel P64 does make a significant contribution to a national purpose of the Green Belt (Safeguarding the countryside from 
encroachment). However, as explored above the Green Belt harm of the wider parcel P64 could be limited to moderate if the site WeG3a is brought forward along with the other site included in P64c to establish a new Green Belt 
boundary. While development of the smaller scenario P64c, would result in the encroachment of the countryside to the south of Welham Green The new boundary would be marginally weaker than the existing boundary (due to the lack 
of definable boundary on the extended WeG3a) but a landscaped buffer could be delivered to continue the tree belt along the southern edge of the site. According to the Sustainability Appraisal the potential benefits of releasing the site 
from the Green Belt significantly outweigh the negative impacts to this site. Welham Green is a sustainable location for development with good public transport connections, including a railway station and employment opportunities. On 
balance, this site is considered suitable for allocation alongside Welham Green sites to form a larger, coherent and sustainable development. 

Policy Implications 
Amend Green Belt boundaries to align with those described above with consideration for other sites are allocated alongside WeG3 
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Draft Local Plan 2016 site reference: SDS7 HELAA site reference: WeG4b 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Marshmoor 
 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL 
Achievable: 
Yes 
Estimated capacity: 
40,500m2 of B1 class/80 dwellings 

 
Impacts/constraints requiring mitigation: 
• Flood risk sequential approach to layout and surface water management 
• Improve pedestrian access across railway to and from Welham Green 
• Mitigate air and noise pollution from A1000 and railway 
• Buffer wildlife sites 
• Mitigate ecological impacts 
• Mitigate impact on Hatfield Park HPG 
• Mitigate potential impact on Water End SSSI 
• Mitigate impact on amenity of existing residential properties 
• Easement for public right of way 
• Wastewater infrastructure upgrades 
• Pylons cross Via the southern corner of Area 2 and through the middle of Area 4 (south) may require 

easements 
Delivery timescales: 
0-10 years 
2019 HELAA Update: 
Thames Water: No longer envisage waste water infrastructure network concerns and will help enable delivery 
within 1-5 years. But as this is a large site with a specific Local Plan policy (SP23) to guide a mixed use 
development, it is considered that the more cautious delivery timescales concluded in 2016 remain relevant. 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 45) 
Parcel 45 makes a partial contribution to the strategic gap between Hatfield and 
Potters Bar. 
 
GB2 (Site WeG4b) 
Contribution to National Purposes: 
Significant in safeguarding the countryside from encroachment 
Physical and visual openness: 

Existing: 
Western edge of the railway line (Strong) 
 
Proposed: 
The site itself is bounded by the A1000 
(strong), an ordinary watercourse 
(moderate), a number of property 
boundaries (moderate) and Dixons Hill 
Road, C Road (moderate). However, a 

Significant positives (++) Total: 8 
4.2 : Reduction of greenhouse gas emissions from 
transport (x3); and 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of two 
Employment/Residential Areas and Welham Green 
Railway Station. It is within 400m of several bus stops. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x2): 
Site could deliver affordable housing and make 
provision for adaptable and accessible homes. 
6.1 Ensuring the supply, location and quality of 
employment/business sites reflects the need of 
local business and encourages a mixed economy: 

Sequential Test result: 
Pass – 93.7% of the site 
falls within Flood Zone 1, 
with the remainder falling 
within Flood zones 2 and 
3a/b. An ordinary 
watercourse also runs 
through the southern area 
of the site which may 
present a further fluvial 
flood risk; however, it was 
not possible to model it in 
the SFRA. A sequential 
approach to layout that 
restricts development to 

Advantages: 
This site could deliver 
40,500m2 of B1 class 
employment floorspace as 
part of a mixed use 
development. 

 
Disadvantages: 
None 

Physical Openness High no development on site. wider area of land containing a number of  
Visual Openness Low enclosed by vegetation. residential properties and a mobile home  

 site could be taken out of the Green Belt  
 to create a more logical, clearly defined  
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB3 (site falls within Parcel P57) and defensible boundary. This would 
begin with the ordinary watercourse 
(moderate), property boundaries of the 
Cravenia property, the A1000 (strong) 
running broadly southeast, and Dixons 
Hill Road C Road (moderate) running 
from the junction with the A1000 to the 
railway line 
 
Conclusion: 
The proposed new Green Belt boundaries 
would be partially weaker than the 
existing boundaries, but could form 
clearly defined and defensible 
boundaries. 

Site could provide 5% or more of required employment 
floor space in the borough 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 

 
Significant negatives (– –) Total: 2 
4.5 : Conservation/enhancement of the borough’s 
character, historic environment, and 
heritage/cultural assets: 
Site is adjacent to a Historic Park and Garden, 
although potential to improve the setting. 
Mitigation: Development of site should conform to 
Local Plan policies related to the protection of heritage 
assets and good design. 

 
4.6 : Protection/enhancement of biodiversity and 
geodiversity: 
A Local Wildlife site is within the boundary of the site, 
and another is within 250m. 
Mitigation: Development of site should conform to 
Local Plan policies related to the 
protection/enhancement of biodiversity and good 
design. 

 
2019 Update: 
Significant positives updated from 7 to 8 to correct 
error in 2016 Site Selection paper. 

Flood Zone 1 within the 
site is feasible. Therefore, 
the site passes the 
Sequential Test and the 
Exception Test does not 
need to be applied at this 
stage. 

 
The southern area of the 
site is subject to 
significant surface water 
flood risk, with 
approximately 10% of the 
site affected by the 1 in 
100 year extent. A 
sequential approach to 
layout and the use of 
sustainable drainage 
systems (SuDS) could be 
used to suitably manage 
surface water flood risk to, 
within and from the site. 
2019 update 
The proportion of site 
area that falls within 
FZ1 has increased to 
99%. Surface water 
flood risk remains the 
same (10% in the 100 
yr) 

 

Contribution to Green Belt Purposes 
Limited or no contribution for preventing neighbouring towns of Potters Bar and 
Hatfield from merging. Parcel contains some development and there is existing 
development on the opposite side of railway, which already reduces the 
perception of the gap between the above settlements. 
Partial contribution for safeguarding countryside from encroachment. Contains 
some characteristics of open countryside, consists of mainly arable/grassland 
fields. But the minor road, railway line, caravan park, park home etc. have an 
urbanizing influence 
Little or no contribution for preserving the setting and special character of 
historic towns (Welwyn Garden City). 

Assessment of Potential Harm (relevant scenarios): 
P57 (all/part of parcel, including GTLAA01-3, WeG4a/b, SDS7 and HS35) – 
Moderate-low. 
Parcel is relatively open but contains urbanizing development. It is well 
contained by A1000, Local wildlife site, Registered Park and Garden and railway 
line. Due to this, its release would not weaken the integrity of the surrounding 
Green Belt 

Summary: 
HELAA: This site could be developed within 0-10 years. (moderate in favour) 
GB3 Study (Purposes): Parcel 57 makes a partial contribution to one national purpose and limited or no contribution to two. (minor against) 
GB3 Study (Harm): The site falls within moderate-low parcel 57 (minor against) 
Green Belt boundary: The proposed new Green Belt boundaries would be partially weaker than the existing boundaries, but could form clearly defined and defensible boundaries. (minor in favour) 
SA: The site has 8 significant positives with two significant negatives. (significant in favour) 
Flood Risk: Site passes the sequential test 
Landscape Sensitivity Assessment: Moderate (neutral) 
Strategic Advantages: Development of the site presents one of very few opportunities to make provision for employment land to meet the borough’s needs for economic growth. (significant in favour) 
Strategic Disadvantages: None 

Calverton Test 

The release of Parcel 57 would result in moderate – low harm to the Green Belt. The parcel is well contained by the A1000, Local Wildlife Sites, a Registered Park and Garden and the railway line. To create a Green Belt boundary which 
is logical, clearly defined and defensible a larger area of land (Parcel 57) will need to be released from the Green Belt. There is no further opportunity to reduce the harm. 

Overall Conclusion 
This site presents an opportunity to make provision for significant employment space alongside housing. Release of the site would result in moderate – low harm to the Green Belt though revised boundaries which could be clearly 
defined and defensible. The site could come forward in the first ten years of the plan. The site is well located for local transport links including the railway station, and existing employment provision. This site should be considered for 
allocation. According to the Sustainability Appraisal the potential benefits of releasing the site from the Green Belt significantly outweigh the negative impacts to this site. On balance, this site is considered suitable for allocation 

Policy Implications 
Amend Green Belt boundaries to align with those described above. 
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Draft Local Plan 2016 site reference: xxxxx HELAA site reference: WeG6 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Skimpans Farm Green Belt: 
Yes 
Greenfield: Greenfield 
Achievable: 
Yes 
Estimated capacity: 
73 dwellings 
Impacts/constraints requiring mitigation: 

• Flood risk sequential approach to layout and surface water management 
• Mitigate heritage impacts 
• Mitigate noise pollution from the railway 
• Any contaminated land would require remediation 
• Protection of groundwater 
• Easement for public right of way 
• Retain and protect habitat on railway embankment and wooded areas. 
• Mitigate ecological impacts 

Delivery timescales: 
1-5 years 
2019 HELAA Update: 

• Pre-app or pre-determination archaeological assessment required with specific development proposals 
• Proximity to SSSI Water End Swallow Hole. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 48): Existing: 2019 Update: Pass – 87.8% of the site falls 
within Flood Zone 1, with the 
remainder falling within Flood 
zones 2 and 3a/b. A 
sequential approach to layout 
that restricts development to 
Flood Zone 1 within the site is 
feasible. Therefore, the site 
passes the Sequential Test 
and the Exception Test does 
not need to be applied at this 
stage. 
Surface water flood risk 
largely coincides with areas of 
fluvial flood risk. A sequential 
approach to layout and the 
use of sustainable drainage 

Advantages: 
Strategic Gap Railway line (strong) Significant positives (++) Total: 7 None 
Parcel 48 makes a partial contribution to the strategic gap between Hatfield 
and Potters Bar 
GB2 (WeG6): 

Property boundaries (moderate) 
Bulls Lane unclassified road 
(moderate) 

4.2 : Reduction of greenhouse gas emissions from 
transport; (x2) and 
4.3 : helping to avoid/reduce air pollution: (x2) 

 
Disadvantages: 
None 

Contribution to National Purposes: 
The parcel makes a partial contribution to preventing neighbouring towns 
from merging; significant contribution to safeguarding the countryside from 
encroachment. 
Physical and visual openness: 

Proposed: 
Railway line (strong) 
Mature hedgerow/tree belt and 
property boundary to community 
centre (moderate) 

Site is within walking distance of an Employment Area and 
Welham Green Railway Station. It is within 400m of two bus 
stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 

 

Physical Openess: High Visual Openess: Mixed enclosed by built form 
vegetation and railway embankment but number of gaps in the hedgerow 
Potential for Cumulative Impact 
It forms a group with WeG1, WeG2 WeG3 and WeG10 

Ordinary watercourse (moderate) 
Conclusion: 
The proposed new Green Belt 
boundaries would be similar in 

Site could deliver affordable housing and make provision for 
accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education establishments. 
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Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB3 (Site falls within Parcel P59): 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns 
Significant contribution to safeguarding the countryside from 
encroachment. 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 59a (site WeG6) moderate harm. The release of this site would be 
similar to the release of the parcel as a whole as it is assumed that the 
road to the north of the site, land at Skimpans Farm and land between the 
site and the inset area of Welham Green to the southwest would also be 
released to create a continuous Green Belt boundary. 

strength to the existing 
boundaries and clearly defined 
and defensible boundaries 
could be formed. 

Significant negatives (– –) Total: 2 
4.5 : Conservation/enhancement of the borough’s character, 
historic environment, and heritage/cultural assets: 
Site surrounds a Listed Building. 
Mitigation: 
Development of site should conform to Local Plan policies related 
to the protection of heritage assets and good design. 
4.6 : Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of a Local Nature Reserve and SSSI. 
Mitigation: 
Development of site should conform to Local Plan policies related 
to the protection /enhancement of biodiversity and good design. 

systems (SuDS) could be 
used to suitably manage 
surface water flood risk to, 
within and from the site. 
2019 Update 
No change - passes the 
sequential test 
Whilst not high risk, there are 
some areas of surface water 
flood risk on the site, including 
9% coverage in the 100yr 
event and 26% in the 1000yr 
event. It is mainly confined to 
the southern/south eastern 
boundary, following the line of 
the upper reaches of the 
Mimshall Brook. 
Minor watercourses within the 
site boundary have not been 
modelled and some further 
work will be needed to 
demonstrate appropriate 
mitigation – a site specific 
FRA would be required. 

 

Summary 
HELAA: The site could come forward within the first 5 years of the plan period (significant in favour) 
GB3 Study (Purposes): The parcel makes a significant contribution to one national purpose and a partial contribution to one national Green Belt purposes, but is largely contained by existing residential development to the west, the 
railway line to the east and woodland to the south (moderate against) 
GB3 Study (Harm): The release of the whole parcel or site WeG6 would both result in moderate harm to the green belt (minor against) 
Green Belt boundary: New boundaries would be similar in strength to the existing boundaries (moderate in favour) 
SA: The site has 2-3 times as many significant positives as significant negatives (moderate in favour) 
Flood Risk: The site passes the sequential test. 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
The release of either the whole parcel or site WeG6 would both result in moderate harm. The site is largely contained by existing residential development to the west, the railway line to the east and woodland to the south. Due to this 
containment, the impact on the integrity of the Green Belt resulting from its release would be limited. Release of the parcel would only extend the edge of Welham Green by c. 70 m and would not have a significant impact on narrowing 
the gap between Welham Green and Brookman’s Park. New Green Belt boundaries could be formed of similar strength to the existing. Through master-planning, the containment of the site could be enhanced to minimise any impact 
further. 
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Overall Conclusion 
The development of site WeG6 could come forward within the first 5 years of the plan period. The parcel P59 does make a significant contribution to one national green belt purpose (safeguarding the countryside from encroachment). 
The new green belt boundary would be similar in strength to the existing boundary and clearly defined and defensible boundaries could be formed. Overall the impact of releasing the site on the wider Green Belt and on separation 
between settlements would be limited. Given the relatively limited scale of impact and the sustainability of the settlement, particularly with good access to public transport, including a railway station, employment and education, on 
balance, the site is considered suitable for allocation. 

Policy Implications 
Amend green belt boundaries to align with those described above. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: WeG10 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Land at Dixon Hill Lane, Welham Green 
 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
120 dwellings 
Impacts/constraints requiring mitigation: 
• Buffer wildlife site/Ancient Woodland (north western corner) 
• Mitigate potential impact on Water End SSSI 

Delivery timescales: 
1-5 years 
2019 HELAA Update: 
Impacts/constraints requiring mitigation: 
Thames Water: No longer envisage waste water infrastructure network concerns and will help enable delivery 
within 1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal 
 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
Property boundaries (Moderate) 
Dixons Hill Road, C Road 
(Moderate) 
Proposed: 
Dixons Hill Road, C Road 
(Moderate) 
No definable boundary to the 
southwest and north west (Weak) 
Conclusion: 
The proposed new Green Belt 
boundaries would be 
predominantly weaker than the 
existing boundaries. 
New property boundaries and 
landscaping post-development of 
the site would need to be relied 
upon to create clearly defined and 
defensible boundaries. 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas 
emissions from transport (x2): and 
4.3 : helping to avoid/reduce air pollution 
(x2): 
Site is within walking distance of an 
Employment Area and Welham Green 
Railway Station. It is within 400m of five bus 
stops. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs (x2): 
Site could deliver affordable housing and 
make provision for assessable and 
adaptable dwellings. 
6.6: Provision of training, skills 
development and lifelong learning (x1): 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 48 makes a partial contribution to the strategic gap between Hatfield and 
Potters Bar. 

Pass – Site is within Flood Zone 
1 

None 
 
Disadvantages: 

GB2 (Site WeG10): 2019 Update: None 
Contribution to National Purposes: No change  
Partial for preventing neighboring towns from merging, contributes to the visual 
perception but is limited due to the overall scale of the gap. 

  

Partial in safeguarding the countryside from encroachment   

Physical and visual openness:   

Physical openness - High Visual openness/ mixed enclosed by Bush Wood and 
Welham Green edge and views over surrounding landscape to the south west 

  

GB3 (Site falls within Parcel P61):   

Contribution to Green Belt Purposes   

Partial contribution for preventing neighboring towns from merging – contributes to the 
gap between Hatfield and Potters Bar. Welham Green is part of a few settlements that 
lie between the above, reducing the perception of separation. But woodland outside of 
the parcel within the gap play a strong role limiting further coalescence. 
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Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal 
 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Significant for safeguarding the countryside from encroachment – contains 
characteristics of open countryside, comprising arable fields and lacks urbanising 
development (except for school). 
Limited or no contribution for preserving the setting and special character of historic 
towns (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
P61 (Release of parcel as a whole) – Moderate- High 
The release of the whole parcel would result in the encroachment of the countryside 
due to its largely open, rural character however, even this larger parcel is relatively 
well contained by protected woodland to the northwest and by the settlement edge of 
Welham Green to the northeast and farm buildings to the southwest. As such any 
impact on the integrity of the wider Green Belt if released would be limited. 
P61b (Release of Site Weg10) - Moderate 
Site has rural and open character. It would lead to the encroachment of the 
countryside and extend the urban edge further to the southwest. But it would have a 
limited impact on the integrity of the wider Green Belt due to the presence of school 
playing pitches to the north and the urban edge of Welham Green to the east. 

 Significant negatives (– –/– –?) Total: 1 
4.6: Protection/enhancement of 
biodiversity and geodiversity (--? X1): 
Site is adjacent to a Local Wildlife Site. 
Mitigation: 
Development of site should conform to Local 
Plan policies related to the 
protection/enhancement of biodiversity and 
good design. 

 
2019 Update: 
No change 

  

Summary: 
HELAA: Deliverable within the first five years. This is attributed (Significant weight in favour) of the site 
GB3 Study (Purposes): Site WeG10 covers circa a third of the Parcel P61. The wider parcel makes a significant contribution to one national purpose, partial contribution to one national purposes and a limited/no contribution to one 
national purpose. (Moderate Against). 
GB3 Study (Harm): The release of sub parcel P61b (.i.e. WeG10) will result in Moderate harm to the Green Belt (Minor against), but is relatively well contained with any impact on the wider Green Belt being limited. 
Green Belt boundary: Proposed boundaries would be predominantly weaker than the existing boundaries, and would not be clearly defined. This is attributed (Significant weight against) the site. 
SA: The site has more than three times as many significant positives and significant negatives this is attributed (Significant weight in favour) of the site. 
Flood Risk: Passes the sequential test 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
Site WeG10 falls within the wider parcel P61 and is likely to result in moderate-high harm to the Green Belt due to the encroachment on the countryside although as the site is relatively well contained, any impact on the integrity of the 
wider Green Belt would be limited. The release of the smaller sub parcel P61b (.i.e. WeG10) would reduce the Green Belt harm to moderate 
Whilst the impact overall is moderate, i.e. less than some other sites being considered for allocation (with high harm for example) and any impact on the integrity of the Green Belt is considered to be limited, the Green Belt boundaries 
resulting from allocating the site would be weaker than existing. Therefore, to ameliorate or reduce this impact and strengthen the Green Belt boundaries will need to be clearly defined through master-planning and new planting. 

Overall Conclusion 
The release of this site would result in moderate Green Belt Harm but any harm to the wider integrity of the Green Belt w would be limited, both through reducing the scale of any allocation and because the site is relatively contained. 
The key advantages of it are that it is located on the edge of a Welham Green that has been categorized as a large excluded village within the proposed settlement strategy of the Draft Local Plan, which are the secondary focus for 
development due to range of facilities/services within them, employment and sustainability transport opportunities. In addition, it is expected to deliver new housing to address future needs in the early years of the Plan and contribute 
towards the five year land supply of deliverable sites. On balance, the site’s benefits are considered to outweigh the limited impact on the Green Belt and the site is considered suitable for allocation. 

Policy Implications 
Amend green belt boundaries to align with those described above and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: WeG12 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Land north of Pooleys Lane 
 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
83 dwellings 
Impacts/constraints requiring mitigation: 
• Mitigate noise pollution from adjacent employment area 
• Avoid prejudicial impact on operation of employment area 
• Buffer wildlife site 
• Easement for public right of way 
• Wastewater infrastructure upgrades 

Delivery timescales: 
1- 5 years 
2019 HELAA Update: 
• Easement for HV/OH cables 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
Property boundaries (moderate) 
Mature tree belt/hedgerow (moderate) 
Proposed: 
Mature tree belts/hedgerows with minor 
gaps (Moderate) 
Conclusion: 
The proposed new Green Belt boundaries 
would be similar in strength to the existing 
boundaries and could form clearly defined 
and defensible boundaries. 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas 
emissions from transport (x2) 
4.3 : helping to avoid/reduce air 
pollution:(x2) 
Site is within walking distance of an 
Employment Area and Welham Green 
Railway Station. It is within 400m of four bus 
stops. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs: (x2) 
Site could deliver affordable housing and 
make provision for accessible and adaptable 
dwellings. 
6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 48 makes a partial contribution to the prevention of neighbouring towns 
merging and contributes to the strategic gap between Hatfield and Potters Bar. 
However, any reduction of this gap is unlikely to compromise the separation of 
1st tier settlements. 
GB2 (WeG12): 

Pass – Site is within Flood Zone 
1 

 
2019 Update: 
No change 

None 
 
Disadvantages: 
None 

Contribution to National Purposes:   

Partial for preventing neighbouring towns from merging, contributes to the visual 
perception but is limited due to the overall scale of the gap 

  

Partial in safeguarding the countryside from encroachment - has a mixture of 
countryside elements and urban fringe. 

  

Physical and visual openness:   

Physical Openness mixed/ high - Some built form and a pylon, Visual openness 
low - relatively enclosed flat site. 

  

Potential for Cumulative Impact   

Connect to Welham Green and forms a group with Hat11, WeG8, WeG9, 
GTLAA05 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

N.B. WeG8 is unsuitable, and WeG9 and GTLAA05 fail the HELAA Stage 1 test.  Significant negatives (– –/(– –?) Total: 1   

GB3 (Site falls within Parcel 60): 
Contribution to Green Belt Purposes 

4.6: Protection/enhancement of 
biodiversity and geodiversity: 

Partial contribution to preventing the merging of neighbouring towns. 
Significant contribution to safeguarding the countryside from encroachment – 
the parcel contains characteristics of open countryside and lack any significant 
urbanising development. Dwellings from adjacent Welham Green are visible but 
sheltered by a band of trees. 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City) 

Site is within 250m of a Local Wildlife Site 
and Ancient woodland. 
Mitigation: 
Development of site should conform to Local 
Plan policies related to the 
protection/enhancement of biodiversity and 
good design. 

Assessment of Potential Harm (relevant scenarios):  

P60(all of parcel) – Moderate harm 2019 Update: 

Parcel 60 is largely open and rural and its release would lead to encroachment 
of the countryside. However, as the parcel is contained to the south and east by 
the urban area and to the north and west by a Local Wildlife Site therefore the 
release of this land would have limited effect on the wider Green Belt. A new 
Green Belt boundary could be defined using the field boundaries which would 
be no more or less clearly defined than the existing Green Belt edge. 

No change 

Summary: 
HELAA: Deliverable in 1-5 years (Significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate weight against). 
GB3 Study (Harm): The site forms the moderate harm parcel (P60) (minor against) 
Green Belt boundary: Proposed boundaries would be similar in strength to the existing boundaries and could form clearly defined and defensible boundaries. (moderate weight in favour) 
SA: The site has more than three times as many significant positives as significant negatives. (significant weight in favour) 
Flood Risk: passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the site WeG12 would result in moderate harm to the Green Belt. The parcel is contained to the south and east by the urban area and to the north and west by a Local Wildlife Site, the release of this land would have 
limited effect on further encroachment onto the countryside of the wider Green Belt. It is considered that new Green Belt boundaries could be defined using the field boundaries that would be no more or less clearly defined than the 
existing boundaries this ensuring that any impact was minimised. 

Overall Conclusion 
The development of site WeG12 could come forward in the first five years of the plan period. The Green Belt harm of the parcel P60 is moderate. The site makes a significant contribution to a national purpose of the Green Belt 
(safeguarding the countryside from encroachment), however as the parcel is well contained and adjoins the urban area and a Local Wildlife site it is considered that its release would have a limited effect on the wider Green Belt. The 
release of this site would also establish a new Green Belt boundary which would be similar in strength to the existing boundary and would be clear and defensible comprising of a mature tree belt/hedgerows. The site has a number of 
significant sustainable positives and on balance, the site’s benefits outweigh the adverse impacts on the purposes of the Green Belt. The site is considered suitable for allocation. 

Policy Implications 
Amend Green Belt boundaries to align with those described above and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: WeG15 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Land at Potterells Farm, Station Road Urban/Green Belt: 
Green Belt 

 

 

PDL/Greenfield: 
Greenfield (with small area of PDL) 
Achievable: 
Yes 
Estimated capacity: 
140 dwellings 
Impacts/constraints requiring mitigation: 
• Protection of groundwater 
• Mitigate potential impact on Water End SSSI 
• Mitigate ecological impacts 
• Any contaminated land would require remediation 
Delivery timescales: 
1-10 years 
2019 HELAA Update: 
• Archaeological Assessment required (pre-application or pre-determination stage.) 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
Property boundaries (moderate) 
Station Road C Road (moderate) 
Proposed: 
Established tree belt/hedgerow adjoining 
WeG3 (moderate); 
Established hedgerow with minor gaps 
(moderate); 
No definable boundary to the south 
(weak). 
Conclusion: 
The proposed green belt boundaries 
would be predominantly weaker than the 
existing boundaries with no clearly 
defined or defensible boundary to the 
south. Post development features would 
be relied upon. 
An alternative would be to take a greater 
area of land out of the green belt, either 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas 
emissions from transport (x2): 
This site is within walking distance of 
Travellers Lane Employment Area. 
This site is within 1400m of Welham Train 
Station and 400m of several bus stops on a 
route providing a six day week service. 
4.3 : helping to avoid/reduce air 
pollution: (x2): 
Site is within walking distance of an 
Employment Area and Welham Green 
Railway Station. It is within 400m of seven 
bus stops. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs: (x2): 
Site could deliver affordable housing and 
make provision for 20% accessible and 
adaptable dwellings. 

Sequential Test result: Advantages: 
If allocated alongside WeG3 
which adjoins WeG15 to the 
north, access into WeG3 may 
be possible via WeG15 
removing the need to provide 
access to WeG3 via Welham 
Manor, which is an acceptable 
access in its own right, is 
constrained due to design of 
the highway and prevalence of 
on-street parking. However, if 
WeG3a is allocated this may 
no longer be needed as 
access will be achieved 
independently. 

 
Disadvantages: 
None 

Strategic Gap 
Parcel 48 makes a partial contribution to the prevention of neighbouring towns 
merging and contributes to the strategic gap between Hatfield and Potters Bar. 
However, any reduction of this gap is unlikely to compromise the separation of 1st 

tier settlements. 
GB2 (WeG15): 

Pass – Site is within Flood Zone 
1 

 
2019 Update: 
No change 

Contribution to National Purposes:  

Partial in preventing neighbouring towns from merging, contributes to the visual 
perception of the gap between Hatfield and Potters Bar but limited due to the 
overall scale of the gap. 

 

Partial in safeguarding the countryside from development, small part of the site 
contains built development 

 

Physical and visual openness:  

Physical openness - High Visual openness/ Mixed partially elevated with some 
views out 

 

Potential for Cumulative Impact  

It forms a group with WeG1, WeG2, and WeG3, The cumulative impact of WeG3 
and WeG15 would be significant in terms of encroachment on the countryside. 

 

 

P
age 407



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

If WeG3 were allocated alongside WeG15 then an area of land comprising of 
the farmhouse, allotments, WeG2 (unsuitable and unachievable), and paddock 
land would need to be taken out of the Green Belt. 
GB3 (Site falls within Parcel 64): 
Contribution to Green Belt Purposes 
Partial contribution to the prevention the merging of neighboring towns – 
contributes to the gap between Hatfield and Potters Bar. 
Significant contribution to the safeguarding of the countryside from 
encroachment – contains characteristics of open countryside with arable fields 
and lacks any urbanising development (with the exception of a vehicle repair 
shop and dwellings of Welham Green which are viable across the northern 
section of the parcel). 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
P64e – (sites WeG1/WeG2/WeG3/WeG15 & Allotment area) - Moderate - High 
Cumulative impact of the release of these sites would lead to encroachment 
onto open countryside. 

up to a public right way or up to an 
ordinary watercourse south of the site 
boundary (both moderate). This would 
still leave a small boundary in the south 
west corner with no definable feature 
(weak). However, it is considered that 
taking a larger area of land out of the 
green belt to create stronger boundaries 
does not justify the extent of the release. 

6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 1 
4.6: Protection/enhancement of 
biodiversity and geodiversity: 
Site is within 250m of a Local Wildlife Site 
and Ancient woodland. 
Mitigation: 
Development of site should conform to Local 
Plan policies related to the 
protection/enhancement of biodiversity and 
good design. 
2019 Update: 
No change 

  

Summary: 
HELAA: Deliverable in 1-10 years (moderate in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and a partial contribution to one national Green Belt Purpose. (moderate weight against) 
GB3 Study (Harm): The site falls within the moderate high harm parcel (P64e) (Moderate Against) 
Green Belt boundary: Proposed boundaries would be predominantly weaker than the existing boundaries, with the largest boundary not being clearly defined or defensible. (significant weight against) 
SA: The site has more than three times as many significant positives as significant negatives. (significant weight in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: If allocated alongside WeG3, the site would provide the opportunity for an alternative access into WeG3, avoiding further demand upon Welham Manor which, although an acceptable access in its own right, is 
constrained. (minor weight in favour) 
Strategic Disadvantages: None 

Calverton Test 
The release of the whole parcel P64e would result in moderate-high harm to the Green Belt. There is limited opportunity to minimise the harm from releasing the parcel in isolation, but there are wider sustainability benefits, discussed 
below, and the allocation of this site will result in less harm than alternative sites (that lead to high or very–high harm elsewhere in the Borough). 

Overall Conclusion 
The development of site WeG15 could come forward in the first ten years of the plan period. The parcel P64 does make a significant contribution to a national purpose of the Green Belt (Safeguarding the countryside from 
encroachment). The moderate - high Green Belt harm of the smaller parcel P64e and the need to establish a new Green Belt boundary, would weaken the existing boundary. However, the site benefits from being located in a sustainable 
location for development, with relatively less harm than other sites being considered across the district (many are high/ very high), and if developed alongside other sites (WeG1, WeG3, WeG3a and WeG17), which all lead to less harm 
(Low, Moderate – Low or Moderate) will facilitate the master-planning and development of a more sustainable development overall. Therefore, on balance, the need to deliver sustainable development, particularly to provide sufficient 
housing for the Borough, outweigh the impacts on the Green Belt. The site is therefore considered suitable for allocation. 

Policy Implications 
Amend green belt boundaries as described above 
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Draft Local Plan 2016 site reference: xxxxx HELAA site reference: WeG17 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Land south of Dixons Hill Road  
2019 Update: 
Urban/Green Belt:  

 

Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
1 or 2 FE primary school (depending on the quantum of development in the area) 
Impacts/constraints requiring mitigation: 
• Provision of footways to link the site to the wider footway network 
• Majority of the site within the Ground Source Protection Zone 1 
• Easement of 3m required either side for the High Pressure Pipeline along the eastern boundary. 
• Archaeological Assessment required at planning application stage. 
• Noise mitigation measures 
Delivery timescales: 
1-10 years (dependent on the rate of housing delivery in and around Welham Green) 

 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal 
 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
The site is currently washed over 
by the Green Belt. 
The existing Green Belt boundary 
comprises the settlement edge of 
Welham Green in the form of 
garden/property boundaries 
(moderate) 
Proposed: 
The proposed Green Belt boundary 
would comprise Dixons Hill Road to 
the north/north west (strong), 
garden/property boundaries to the 
north (moderate) and open fields to 
the east/west/south (weak). 

2019 Update: 
Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas 
emissions from transport? (x2) 
4.3 Avoid and reduce air pollution (x2) 
Within 1400m of Welham Green and South 
Hatfield. 
Within 400m of five bus stops on a route 
providing a six day week service and within 
1400m of Welham Green Station. 
6.6 Provide access to training, skills 
development and lifelong learning to 
meet identified needs 
Within 1,400m of Welham Green and South 
Hatfield. 
Significant negatives (– –/(– –?) Total: 0 

Sequential Test result: Advantages: 
Provision of a primary school 
to support growth in Welham 
Green 

 
Disadvantages: 
None. 

Strategic Gap Pass within Flood Zone 1 
Partially contributes to the strategic gap between Hatfield and Potters Bar. 2019 Update: 
Site was not covered by GB2 study No change 
GB3 (Site falls within Parcel 63):  

Contribution to Green Belt Purposes  

Partial contribution to preventing the merging of neighbouring towns. The land within 
the parcel plays a partial role in preventing the reduction of the gap between the 
settlements of Bell Bar, Welham Green, Brookmans Park, Swanley Bar and Little 
Heath. 

 

Significant contribution to safeguarding the countryside from encroachment. The land 
contains the characteristics of open countryside. With the exception of the dwellings in 
the northwest of the parcel, the parcel lacks any urbanizing development. 

 

Assessment of Potential Harm (relevant scenarios):  

P63 (release of all or part of parcel)– High  

The release of the parcel would result in significant encroachment on the countryside 
and extension of the urban edge of Welham Green to the west. 
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Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

Consideration is also needed for neighbouring parcels. For example the release of 
Parcel 61b would lead to moderate harm and the release of Parcel 64e would lead to 
moderate – high harm. On this basis, there may be potential to release a small 
portion of Parcel 63 to extend no further west than P61b, thus limiting any 
encroachment into open countryside or unduly impacting separation. 
The nature of a Primary School would also contain large areas of open space that 
could further limit the extent of encroachment or impact on separation. 

    

Summary: 
HELAA: Deliverable within 1-10 years (moderate in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one of the national purposes and a partial contribution to one of the purposes (moderate against) 
GB3 Study (Harm): Parcel 63 is high harm (significant against) – consideration is also needed to the adjoining parcels P61b (moderate) and P64e (moderate – high) indicating that significantly reducing the scale of development on 
P63 could reduce the scale of any impact. 
Green Belt boundary: New boundaries would be partially weaker than the existing boundary but would be clearly defined (moderate against) 
SA: Identifies five significant positives and no significant negatives (significant in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: Provision of a new primary school (moderate in favour) 
Strategic Disadvantages: No strategic disadvantages. 

Calverton Test 
WeG17 forms part of the wider parcel P63. The release of all of site WeG17 would result in high harm to the Green Belt. The development of the site would result in the need to release a smaller area of land from the Green Belt, which 
would reduce the level of harm. To further minimise the harm, the built form could be limited to the north of the site close to Dixons Hill Road with the football/games pitch and landscaping situated to the south. In addition this would limit 
the impact on the openness of the Green Belt and also allow the new Green Belt boundary to be closer to the existing settlement edge. The impact of releasing neighbouring parcels would result in less harm, as described above, thus 
indicating that limiting the area of P63 to be released would reduce the potential impact. For example, development could be restricted to not extend further west than as proposed for P61b (moderate) harm. 

Overall Conclusion 
Development of WeG17 would significantly encroach on the countryside and affect the integrity of the wider Green Belt. WeG17 is identified in the Green Gap Assessment as within the gap between Welham Green and Brookmans Park 
but development of the site would not reduce the existing size of the gap. A new Green Belt boundary could be established which could follow the line of existing development but the boundary would be predominantly weaker than the 
existing. Although release of this site would cause high harm to the Green Belt, it is considered that the strategic advantage of delivering a new primary school for Welham Green outweighs the harm. As discussed above, there is scope 
for the degree of any impact to be limited by releasing a significantly smaller site area and ensuring the open space/ landscaping/ sports pitches within the school boundary are designed to minimise encroachment and impact on 
separation. The site is considered suitable for allocation. 

Policy Implications 
Amend the Green Belt boundary to form clearly defined and defensible boundaries. 
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Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Bell Bar and Brookmans Park 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP1 

Settlement: Upper Bell Bar Housing & Employment Land Availability Assessment 

Site location: Upper Bell Lane Farm Urban/Green Belt: 
Green Belt  

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
104 dwellings 
Impacts/constraints requiring mitigation: 
• Highway upgrades 
• Mitigate heritage impacts 
• Mitigate air and noise pollution from A1000 
• Mitigate ecological impacts 
• Wastewater infrastructure upgrades 
Delivery timescales: 
6-10 years 
2019 HELAA Update: 
Estimated Capacity and Delivery Timescale Updated as above. 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 45): 
Strategic Gap 

Existing 
Great North Road (strong) 
The Drive, unclassified road (moderate) 
Property boundaries (moderate) 
Proposed: 
Site boundaries themselves would be formed by: 
Great North Road (Strong) 
Bell Lane (moderate) 
Properties boundaries (moderate) 
Comments: 
The Green Belt Review Stage 3 indicated this site 
would result in a weak inset area on its own, due 
to the lack of a distinction between this and the 
denser residential development of the settlement 
of Bell Bar. Therefore, it is assumed that site 
BrP1 would need to be released in conjunction 
with insetting Bell Bar (Parcel 68). 
Therefore, a wider area would need to be 
removed/inset from the Green Belt as indicated 
by the parcel boundaries of P72 of the Green Belt 

2016 Update: 
Significant positives (++/++?) Total: 5 

Sequential Test 
result: 

Advantages: 
None 

Parcel 45 makes a partial contribution to the strategic gap 
between Hatfield and Potters Bar. 
GB2 (Site BrP1): 

4.2 : Reduction of greenhouse gas emissions from transport; 
and 
4.3 : helping to avoid/reduce air pollution: 

Pass - Site is within 
Flood Zone 1 
2019 Update: 

Disadvantages: 
None 

Contribution to National Purposes: 
Partial in assisting safeguarding the country side with prominent 
surrounding residential development at Bell Bar 
Physical and visual openness: 
High Physical openness and Mixed Visual Openness, views from 
elevated southern area with more enclosure close to settlement 
edge 

Site is within 400m of bus stops on Great North Road. 
5.1: Provision of the right amount, type and tenure of housing to 
meet identified local needs (x2): 
Site could deliver affordable housing and make provision for 
accessible and adaptable dwellings. 
6.6: Provision of training, skills development and lifelong 
learning: 

19% of the site is 
affected by historic 
surface water 
flooding (1/1000 
year) 

 

GB3 (Site falls within Parcel 72): Site is within walking distance of education establishments.   

Contribution to Green Belt Purposes Significant negatives (– – / – –?) Total:3   

Partial contribution for safeguarding the countryside from 
encroachment- contains characteristics of open countryside, 
made of a grassland field that is visually and spatially open. With 
the exception of the builder’s yard and related structures, it lacks 
any urbanising development. But it is contained by urban 
development on three sides, which has an urbanising influence. 

4.4: Protection/enhancement of open space and landscape 
character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 
Strategic 

advantages and 
disadvantages 

Limited or no contribution for; checking unrestricted sprawl of 
large built up areas, preventing neighboring towns from merging 
and preserving the special character of historic towns (Welwyn 
Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 72 (all of parcel; in association with insetting of Parcel 68, 
the settlement of Bell Bar) – Moderate 
Parcel is open, largely undeveloped and any release of it could 
result in the encroachment on the countryside. But the harm 
would be limited, as it is largely contained by the settlement of 
Bell Bar (north, west, south); and the eastern part adjoins the 
A1000, with a garden centre and dwellings beyond. In isolation 
the parcel would be weak as an inset, due to lack of distinction 
between this and the denser residential development in Parcel 
68. It is therefore assumed that the parcel would be released in 
conjunction with P68. 
Parcel 72a (Release of stage 2 site BrP1, in association with 
insetting Bell Bar (Parcel 68) and home farm: Moderate–high 
The assessment of sub parcel 72a indicates that the area at 
home Farm and the tree belt that creates a separation between 
the settlements should not be included in the insetting of Parcel 
72 (.i.e. BrP1 and Bell Bar), as this increases the harm to 
moderate – high. The retention of this area in the Green Belt 
helps to minimise any impacts overall. 

Review. This would result in the release of 
residential properties next to the nursery off 
the A1000, residential properties and other 
uses within the triangular area between 
southern section of the A1000 and Bell Bar; 
residential properties on the western and 
southern parts of Bell Lane. But Home Farm 
site and a tree Belt near the residential uses 
off southern part of Bell Lane would remain 
within the Green Belt to retain a sense of 
separation between Brookmans Park and 
Bell Bar. 
Conclusion: 
The previous assessment considered the 
insetting of a much larger area, which would 
have greater impact on the Green Belt and 
separation between the settlements of Bell 
Bar and Brookmans Park. However, the site 
is enclosed by existing development on three 
sides, has moderate harm to the Green Belt 
and some separation between the two 
settlements can be retained preserving some 
sense of separation. New Green Belt 
boundaries (Great North Road, Bell Lane 
and property boundaries) would be similar in 
strength to the existing boundaries and could 
form logical, clearly defined and defensible 
Green Belt boundaries. 

The scale, layout and design of development should seek to reduce 
significant effects on settlement pattern and local distinctiveness. 
4.5 : Conservation/enhancement of the borough’s character, historic 
environment, and heritage/cultural assets (--?): 
Site is in proximity to a Listed Building and within 1km of a Historic Park & 
Garden. 
Mitigation: 
Development of site should conform to Local Plan policies related to the 
protection of heritage assets and good design. 
4.6 : Protection/enhancement of biodiversity and geodiversity (--?): 
Site is within 250m of a Local Wildlife site. 
Mitigation: 
Development of site should conform to Local Plan policies related to the 
protection/enhancement of biodiversity and good design. 
 
2019 Update: 
Significant negatives (– –/– –?) Total: 2 
SA Objective 4.4 Retaining Local Distinctiveness has changed from 
significant negative (--) to negligible (0). 
 
The Green Belt Stage 3 (2019) score this site has having a limited or no 
contribution to both maintaining the existing settlement pattern (local 
purpose) and preventing neighbouring towns from merging. Hence, the 
score changed from a significant negative to 0. 

  

Summary: 
HELAA: The site could come forward within 6-10 years of the plan period. This is attributed (moderate weight in favour) of the site. 
GB3 Study (Purposes): Parcel 72 covers a significant proportion of the BrP1 site area (exception of builder’s yard) that has a high degree of physical openness. This makes a partial contribution against one national purpose (P3) and 
limited or no contribution against two national purposes (P2, 3) (minor in favour) 
GB3 Study (Harm): Release of P72, with P68 (insetting of settlement of Bell Bar) will result in Moderate Green Belt harm, as it is largely open and undeveloped and will result in the encroachment of the countryside. But the harm would 
be limited and not impact the wider Green Belt as it this is largely contained to the north, south and west (Minor against). N.B this parcel assessment assumes land at home farm and the tree belt between the Bell Bar and Brookman’s 
Park remains within the Green Belt, as it maintains a level of separation between the settlements and does not increase harm. 
Green Belt Boundary: This site would need to be released in conjunction with the inset of the built up area of the settlement of Bell Bar. This will help draw logical and clearly defined boundaries. The wider area is largely urbanised 
therefore any adverse impact on Green Belt purposes would be limited. New Green Belt boundaries would be similar in strength to the existing boundaries. This is attributed (moderate weight in favour) of the site. 
SA: The site 2-3 times more significant positives (5) as significant negatives (2). This is attributed (Moderate weight in favour) the site. 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Low-moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 
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Calverton Test 
Site BrP1, largely consists of un developed grassland field that has the characteristics of open countryside. This site can only be released, in conjunction of the insetting of the settlement of Bell Bar as it would be difficult to distinguish 
between the two areas (P68). The insetting of the site, along with Bell Bar would result in moderate harm as the site is largely surrounded by existing development and so doesn’t impact encroachment into the wider countryside or the 
Green Belt. A the site is enclosed by the built form, the boundaries are largely well defined and of moderate-strong strength, the harm is therefore likely to be limited and will lead to moderate Green Belt harm. The insetting of Bell Bar, in 
addition to the site, will minimize any Green Belt impact .The retention of Home Farm and a tree belt to the south of Bell Bar within the Green Belt will help to maintain some degree of separation between Bell Bar and Brookmans Park, 
thus minimising any potential impact. 

Overall Conclusion 
In isolation the release of Site BrP1 would be weak as an inset area, due to lack of distinction between this and the denser residential development in P68. It is therefore assumed that the parcel would be released in conjunction with the 
settlement of Bell Bar (P68).This will result in moderate harm to the Green Belt but would be limited as the site is enclosed by the built form on three sides. Further harm would be minimised by ensuring the Home Farm and the tree belt 
to the south are retained in the Green Belt, to maintain a separation between the Brookmans Park and Bell Bar. The new Green Belt boundaries will be clearly defined by physical features and of a similar strength to the existing 
boundaries 
Brookmans Park is a sustainable location for development benefiting from good public transport connectivity, including a railway station, services and facilities and employment opportunities and the site is in proximity to a school. Whilst 
the allocation of this site would rely on insetting Bell Bar within the Green Belt, some separation would remain between these settlements. Overall, it is considered that the potential sustainability benefits of releasing the site (and insetting 
Bell Bar) and the relative low level impact on the Green Belt, especially as the site is surrounded by existing development on three sides, exceeds the moderate harm that may be caused. This site is considered suitable for allocation. 

Policy Implications 
If the site is allocated for housing - the Green Belt boundary will need to be amended as described with Bell Bar inset but with Home Farm and the tree belt to the south of Bell Bar retained within the Green Belt. 
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Draft Local Plan 2016 site reference: HS22 HELAA site reference: BrP4 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Land west of Brookmans Park Railways Station Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes, subject to footbridge agreement 
Estimated capacity: 
300 dwellings (potentially up to 450 dwellings in the longer term if improved access can be demonstrated) 
Impacts/constraints requiring mitigation: 
• Highway upgrades 
• Provision of new footbridge 
• Buffer ancient woodland, wildlife site and TPO 
• Flood risk sequential approach to layout and surface water management 
• Protection of groundwater 
• Mitigate noise pollution from railway 
• Potential need to upgrade wastewater infrastructure 
• Mitigate potential impact on Water End SSSI 
Delivery timescales: 
1-10 years 
2019 HELAA Update: 
Any access from Bradmore Lane needs to maintain rural character 
Capacity of the site increased by 50 from 250 to 300 dwellings 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 50): 
Strategic Gap 
Parcel 50 makes a partial contribution to the strategic gap between Hatfield and 
Potters Bar. The gap contains Welham Green and Brookmans Park, therefore, 
any reduction in this gap is unlikely to compromise the separation of the 1st tier 
settlements. 
GB2 (Site BrP4): 
Contribution to National Purposes: 
Significant in safeguarding the countryside from development. 
Physical and visual openness: 
High Visual and Physical openness 
Potential for Cumulative Impact 
Site forms a group with BrP5 which would represent a substantial extension to 
Brookmans Park reducing the gap between Potters Bar and Hatfield. 
Although not previously considered, BrP5 has been assessed through the 2019 
work – see separate site template. 
GB3 (Site falls within Parcel P65): 

Existing: 
Railway line (strong) 
Proposed: 
Woodland (strong) 
Ray Brook ordinary watercourse 
(moderate) 
Bradmore Lane unclassified road 
(moderate) 
Established tree belt/hedgerow with 
minors gaps (moderate) 
A more logical, clearly defined and 
defensible Green Belt boundary could be 
created by taking the southern triangle of 
land between the site and the railway out 
of the Green Belt. 
Conclusion: 

Significant positives (++/++?) Total: 7 5 
4.2 : Reduction of greenhouse gas emissions 
from transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of Brookmans Park 
Railway Station and within 400m of eight bus stops. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local needs: 
(x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/ ---- ?) Total: 3 

Sequential Test result: 
Pass - 94.8% of the site 
falls within Flood Zone 1, 
with the remainder within 
Flood Zones 2 and 3a/b. A 
sequential approach to 
layout that restricts 
development to Flood Zone 
1 within the site is feasible. 
Therefore, the site passes 
the Sequential Test and 
the Exception Test does 
not need to be applied at 
this stage. 
Surface water flow route 
runs north-south in the 
eastern area of the site, 
and pools alongside 
Bradmore Lane and flows 

Advantages: 
Would improve the 
highway layout and 
approach to Brookmans 
Park from the east 
adjacent to the railway line 
Potential provision of a 
new/ replacement primary 
school would meet existing 
and future demand for 
school places in 
Brookmans Park and the 
school planning area, and 
potentially resolve parking 
congestion associated with 
the existing primary school 
on Bradmore Way. 
Disadvantages: 
None 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns – parcel 
lies between Hatfield and Potters Bar. 
Significant contribution to safeguarding the countryside from encroachment. – 
contains characteristics of open countryside with arable fields. Largely lacks any 
urbanising development but does contain dwellings, medical centre and railway 
line in small parts of the parcel as well as the veterinary college being visible to 
the south. 
Limited or no contribution to preserving the setting and special character of 
towns - (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 65a (site BrP4) – High harm 
The expansion of Brookmans Park to the west of the railway line would weaken 
the integrity of the adjacent Green Belt. However, retaining open land to the 
north of Bradmore Lane would reduce harm and a Local Wildlife Site forms a 
clear western boundary. By comparison, release of the wider parcel, including 
land to the north of Bradmore Lane would lead to Very High harm. 

The proposed new Green Belt boundaries 
consisting of woodland, Ray Brook, 
Bradmore Lane and an established tree 
belt/hedgerow with minor gaps would be 
predominantly weaker overall than the 
existing boundary; however, they could 
form clearly defined and defensible 
boundaries. The benefit of taking a larger 
area of land out of the Green Belt to 
create a more logical, clearly defined and 
defensible Green Belt boundary is not 
considered to be justified. Therefore the 
eastern green Belt boundary should be 
drawn along the established tree 
belt/hedgerow. 
Areas of the development site which are 
covered by environment constraints, or 
needed to buffer environmental assets to 
the south and west could remain in the 
Green Belt and could provide extensive 
green areas. 

4.4: Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: (x2) 
Site has high landscape sensitivity. The WHBC 
Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection of open spaces. The 
scale, layout and design of development should seek 
to reduce significant effects on landscape character 
and local distinctiveness. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of Local Wildlife Sites and within 
500m of a SSSI. 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection/enhancement of 
biodiversity and good design. 
2019 Update: 
No change 

North into the adjacent field 
and onwards to Station 
Road. A sequential 
approach to layout and the 
use of sustainable 
drainage systems (SuDS) 
could be used to suitably 
manage surface water 
flood risk to, within and 
from the site. 
2019 Update: 
No change 

 

Summary: 
HELAA: Deliverable within 1-10 years. (Moderate weight in favour) 
GB3 Study (Purposes): The site contributes significantly to one national purpose and a partial contribution to one national purpose (moderate weight against) 
GB3 Study (Harm): The site falls within a high harm sub-parcel (Parcel 65a) (significant against) 
Green Belt boundary: New boundaries would be predominately weaker overall than the existing boundary, but could form clearly defined and defensible boundaries (moderate weight against) 
SA: The site has less than twice as many double positives (minor weight in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate-high (moderate-against) 
Strategic Advantages: Development of the site provides the opportunity to improve Station Road at the right angle approach to the existing vehicle bridge over the railway, which is currently problematic for larger vehicles, to the benefit 
of the wider community. The site also provides the opportunity to improve pedestrian access across the railway line. This is attributed minor weight in favour of the site. The site provides one of three opportunities in the village to 
deliver a new 2Fe primary school, which would enable growth in the village (moderate weight in favour) 
Strategic Disadvantages: None 

Calverton Test 
The release of the wider parcel would result in very high harm to the Green Belt. Reducing the release to site BrP4, for example retaining open land to the north of Bradmore Lane would reduce the harm to high impact on the Green Belt. 
The Local Wildlife Site to the west of the site also forms a clear western boundary to the site. Through master-planning, the area of release could exclude an area of buffering to Brick Kiln Ancient Wildlife Site to the west of the site and 
areas of Flood Zones 2 and 3 which cover the southern portion of the site to limit the area which would need to be released from the Green Belt for development to come forward. This would provide an opportunity to provide landscape 
mitigation and enhancements and to limit the encroachment into the countryside. 

Overall Conclusion 
Development of BrP4 would extend the settlement of Brookmans Park west across the railway line and would result in High harm to the Green Belt. However, the site could form a sustainable extension to Brookmans Park. The site 
could provide provision of a new/replacement primary school to meet existing and future needs in Brookmans Park and would be made accessible to the town by walking/cycle routes with the provision of a new footbridge. Significant 
weight against the development of the site arises from adverse effect on one national Green Belt purpose (safeguarding the countryside from encroachment), with the loss of openness in this area. It is considered that while the new 
Green Belt boundaries which would be established by the development of BrP4 would be predominately weaker than the existing boundary, they would form clearly defined and defensible boundaries which are comprised of clear 
physical boundaries. The site falls within an area of Moderate-High landscape sensitivity, however, it is considered that the proposed Green Belt boundaries would maintain the enclosed character of the area and limit the impact on the 
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wider landscape. The harm to the Green Belt is outweighed by the contribution to housing numbers in a sustainable location and the strategic advantages in terms of highways improvement and education opportunities offered by the 
development of the site. Overall the site should is considered suitable for allocation. 

Policy Implications 
• Amend Green Belt boundaries as described above. 
• Depending upon any final resolution for primary school provision in the village, the removal of UOL204 on Brookmans Park Primary School may be required to facilitate redevelopment of the school site. 
• To prevent further coalescence between Brookmans Park and Welham Green measures such as using topography and vegetation to provide a screening function and the protection of existing features of ecological interest should be 

sought along with seeking opportunities to extend and link habitat and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
• Access arrangements will be examined in further detail as part of the planning application process to ensure the delivery of a high quality residential environment. An access from Bradmore Lane would only be permitted if it can be 

shown to maintain the rural character of Bradmore Lane, and comply with the relevant highway safety standards and provide the necessary mitigation measures.. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP5 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Land west of Brookmans Park  
2019 HELAA Update: 

 

 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
165 dwellings 
Impacts/constraints requiring mitigation: 
• Rural character of Bradmore Lane needs to be maintained 
• Buffer Wildlife Sites 
• Mitigate potential impact on Water End SSSI 
• Preservation of Listed Buildings to the north 
• Archaeological Assessment required (pre-application or pre-determination stage.) 
• Waste water upgrades 
• Potential noise pollution (survey/mitigation) 
Delivery timescales: 
1-5 years 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
The existing boundary is formed by 
the railway line to the west of 
Brookmans Park (strong). 
Proposed: 
The new boundary would comprise 
of: 
A historic field boundary to the north 
(weak), Bradmore Lane unclassified 
road to the south (moderate) and a 
established small woodland and tree 
belt/hedgerow with minors gaps to 
the west (moderate). 

2019 SA Update: 
Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions from transport; (x2) 
and 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of an Employment Area and Brookmans 
Park Railway Station. It is within 400m of eight bus stops. 
5.1: Provision of the right amount, type and tenure of housing to 
meet identified local needs: (x2) 
Site could deliver affordable housing and make provision for 
accessible and adaptable dwellings. 
6.6: Provision of training, skills development and lifelong 
learning: 
Site is within walking distance of education establishments. 
Significant negatives (– –/ ---- ?) Total: 4 
4.4: Protection/enhancement of open space and landscape 
character, retaining local distinctiveness: (x2) 
Site has high landscape sensitivity. The WHBC Green Belt Review 
indicates the site contributes significantly to maintaining settlement 
pattern. 
Mitigation: 

Sequential Test result: Advantages: 
Strategic Gap  None 
Parcel 48 makes a partial contribution to the prevention of 
neighbouring towns merging and contributes to the strategic gap 
between Hatfield and Potters Bar. However, any reduction of this gap 
is unlikely to compromise the separation of 1st tier settlements. 

Pass – Site is within 
Flood Zone 1 

 
Disadvantages: 
None 

Site not covered in GB Stage 2.   

GB3 (Site falls within Parcel P65):   

Contribution to Green Belt Purposes   

Partial contribution to preventing the merging of neighbouring towns – 
parcel lies between Hatfield and Potters Bar. 

  

Significant contribution to safeguarding the countryside from 
encroachment. Contains characteristics of open countryside with 
arable fields. Largely lacks any urbanising development but does 
contain dwellings, medical centre and railway line in small parts of the 
parcel as well as the veterinary college being visible to the south. 

  

Limited or no contribution to preserving the setting and special 
character of towns - (Welwyn Garden City). 

  

Assessment of Potential Harm (relevant scenarios):   

Parcel 65 (all of parcel) – Very High harm   
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

This parcel is open and rural and its release would result in 
encroachment on the countryside. Expansion of Brookmans Park 
across the railways line would mark a significant change in settlement 
form and a less clearly defined Green Belt boundary. 
Whilst the Green Belt Study considers that Parcel 65a (land to the 
south of BrP5) would have high harm, there is not thought to be 
potential for the wider parcel to be sub-divided and so parcel BrP5 
would have very high harm. 

 Development of site should conform to Local Plan policies related to 
the protection of open spaces. The scale, layout and design of 
development should seek to reduce significant effects on landscape 
character and local distinctiveness. 
4.5 Conserve and enhance the Borough’s character, sense of 
place and local distinctiveness, historic environment, heritage 
and cultural assets, and their settings? 
This site is adjacent to a Grade II Listed Building (The Potterells) and 
is between 250m-1000m of Gobions Registered Park and Garden, 17 
Grade II Listed Buildings and one Grade II* Listed Building 
Mitigation: 
Development of site should conform to Local Plan policies related to 
the conserving the boroughs character and heritage assets. 
4.6 : Protection/enhancement of biodiversity and geodiversity: 
Site is within 250m of Local Wildlife Sites and within 500m of a SSSI. 
Mitigation: 
Development of site should conform to Local Plan policies related to 
the protection/enhancement of biodiversity and good design. 

  

Summary: 
HELAA Deliverable within 1-5 years (Significant in favour). 
GB3 Study (Purposes): The site contributes significantly to one national purpose and a partial contribution to one national purpose (Moderate weight against). 
Green Belt boundary New boundary would be predominantly weaker than the existing boundary and would not be clearly defined (Significant weight against). 
GB3 Study (Harm): Site falls within a very high harm parcel (P65) (Significant against). 
SA: The site has 2-3 times as many significant positives as significant negatives (Moderate in favour). 

Flood Risk: Site passes the sequential test. 

Landscape Assessment: Moderate-high (moderate-against) 

Strategic Advantages: None 

Strategic Disadvantages: None 

Calverton Test 
The release of the parcel 65 would result in very high harm to the Green Belt. As explained above, the Green Belt Study identifies a parcel of land to the south of BrP5 that would lead to high harm, but that there are no further 
opportunities to sub-divide the wider P65 parcel. The very high harm associated with releasing the BrP5 site is particularly related to its importance in maintaining separation between settlements and the lack of existing and definable 
physical features and that any new boundaries would be predominantly weaker. There is not considered to be any opportunity to reduce the harm further. 

Overall Conclusion 
Development of BrP5 would encroach into the countryside west of Brookmans Park and create less clearly defined Green Belt boundaries. The Green Belt boundaries established by the development of this site would be predominantly 
weaker than the existing and lack of any definable physical features. The site falls within an area of Moderate-High landscape sensitivity. There is no opportunity to limit the scale of encroachment onto the countryside in this area by 
reducing the area of this site as there is no logical or clearly defined physical boundaries. The release of the wider parcel 65, which contains BrP5 and adjacent allocated site BrP4, would result in very high harm to the Green Belt. In the 
assessment of site BrP4 (P65a) it is considered that through keeping the land north of Bradmore Lane (BrP5) would result in a lesser extent of harm to the Green Belt by limiting the scale of encroachment onto the countryside. Whilst 
Brookmans Park is considered to be a sustainable location, on balance, the significant adverse impact on the purposes of the Green Belt are considered to outweigh any benefits of developing the site. The site should NOT be 
considered for allocation alongside other Brookmans Park sites. 

Policy Implications 
None 

 

P
age 419



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP6 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Land west of Bluebridge Road  
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes, subject to offsite footway improvements 
Estimated capacity: 
210 dwellings (on a 6.21 ha reduced net developable area) 
Impacts/constraints requiring mitigation: 
• Bridge improvements to mitigate fluvial flood risk and to provide suitable footway 
• Flood risk sequential approach to layout and surface water management 
• Protection of groundwater 
• Retain and buffer TPO trees 
• Mitigate noise pollution from railway 
• Potential need to upgrade wastewater infrastructure 
• Mitigate potential impact on Water End SSSI 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
Impacts/Constraints requiring mitigation 
• No surface water sewer. This needs to be addressed 
• Network Rail require an assessment of traffic impacts on Hawkshead Bridge and drainage capacity of the ‘beck’ 

where it passes beneath the ECML 
• Flood Risk Assessment with mitigation identified where appropriate. 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 51:Strategic Gap 
Parcel 51 makes a partial contribution to the strategic gap between 
Hatfield and Potters Bar 
GB2 (BrP6): 
Contribution to National Purposes: 
Significant in safeguarding the countryside from encroachment 
Physical and visual openness: 
High levels of Physical and Visual openness 
GB3 (Site falls within Parcel P78) 
Contribution to Green Belt Purposes 
Partial for preventing neighbouring towns from merging- contributes to 
the gap between Potters Bar and Hatfield. However, smaller settlements 
lie between 

Existing: 
Railway line (strong) 
Ray Brook ordinary watercourse 
(moderate) 
Proposed: 
Railway line (strong) 
Hawkshead Lane C road (moderate) 
Bluebridge Road C road (moderate) 
The site’s southern boundary (Hawkshead 
Lane) would shorten a fragile Green Belt 
gap 

Significant positives (++/++?) Total: 5 * 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution : 
Site is within walking distance of Brookmans Park 
Railway Station. It is within 400m of four bus stops. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x2): 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning (++?): 
Site is within walking distance of education 
establishments. 

Sequential Test result: 
Pass - Site is within Flood 
Zone 1 
2019 Update: 
16% of the site is effected 
by historic surface water 
flooding (1/1000yr) 

Advantages: 
Potential provision of a new/ 
replacement primary school 
would meet existing and 
future demand for school 
places in Brookmans Park 
and the school planning 
area, and potentially resolve 
parking congestion 
associated with the existing 
primary school on Bradmore 
Way. 
Disadvantages: 
None 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

these and connecting features (A1000, railway line) close to parcel 
reduce the perception of separation between the towns. 
Significant for safeguarding the countryside from encroachment, 
contains characteristics of open countryside, made of open arable fields. 
Lacks any urbanising development, except for railway, veterinary 
college. Rising landform of parcel creates a distinct separation from 
urban area. 
Limited or no contribution for preserving the setting and special 
character of historic towns (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
P78 (all of parcel) – Very High 
The parcel is largely open, rural in character and its release would lead 
to encroachment on the countryside and an adverse effect on the wider 
integrity of the Green Belt, particularly Potters Bar Golf Club (to south, in 
Hertsmere) that would be enclosed by development. It also plays a key 
role preventing the merger of Brookmans Park and Little Heath/Potters 
Bar and contributes towards the perception of merging between the 
Hatfield and Potters Bar. 
P78a (release of BrP6, BrP9 and 10, in whole or part) – High 
Landform and vegetation - the stream gives the site a clear distinction 
form the settlement edge at Brookmans Park, but stopping development 
short of Hawkshead Lane Ridge would preserve some separation from 
Little Heath and Potters Bar. 

(1km) between Brookmans Park and 
Potters Bar to 600m. Whilst pulling a new 
southern Green Belt boundary back to any 
property boundaries within the site and/or 
reducing the southern extent of the site 
may help to mitigate the impact on this 
gap, the beneficial effect would be 
marginal. 
Conclusion: 
The proposed new Green Belt boundaries 
(if this site were to come forward) 
consisting of the railway-line, and two 
unclassified roads would be similar in 
strength to the existing boundaries and 
could form clearly defined and defensible 
boundaries, but would significantly 
physically and visually shorten the fragile 
gap between Brookmans Park and Potters 
Bar 

Significant negatives (– – / – –?) Total: *3 
4.4 : Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 
The scale, layout and design of development should seek to 
reduce significant effects on landscape character and local 
distinctiveness. 
4.5 : Conservation/enhancement of the borough’s 
character, historic environment, and heritage/cultural 
assets (--? x1): Site is in proximity to a Listed Buildings and 
Historic Park & Garden (250m). 
4.6 : Protection/enhancement of biodiversity and 
geodiversity (--?): 
Site is within 250m of Local Wildlife Sites and within 1km of a 
Local Nature Reserve. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and good 
design. 
 
2019 Update: 
Significant positives (++/++?) Total: 6 
It has been recognised that there is an industrial area located 
around 700m south of the site in Hertsmere, therefore scores 
for SA Objectives 4.2 and 4.3 in relation to proximity to 
employment and services, have changed from negligible (0) to 
significant positive (++). 

 
Significant negatives (– –/– –?) Total: 4 
SA Objective 4.4 Landscape Character has changed from 
minor negative (-) to significant negative (--). 

  

Summary: 
HELAA: Deliverable within the first five years. This is attributed (Significant weight in favour) of the site 
GB3 Study (Purposes): This site forms a part of the northern section of a larger, wider Green Belt parcel P78. The wider parcel contributes significantly to one national purpose, partial contribution to one national purpose and limited or 
no contribution against a national purpose. This is attributed (moderate weight against) the site. 
GB3 Study (Harm): The release of the site in question and/ or the wider parcel (P78) is likely to result in very high harm to the Green Belt. Key reasons are; it has an open rural character and would result in the encroachment of the 
Green Belt and adversely impact the integrity of it; impact the role it plays for preventing the merging of settlements and it will result in an ill-defined boundary. 
The release of parts of Sites BrP6, BrP9, BrP10 that form part of sub parcel P78a will result in high harm to the Green Belt. In addition to the issues above, the Green Belt Study notes the landform and vegetation fringed stream give 
these sites clear distinction from the settlement edge at Brookmans Park. Restricted development short of the Hawkshead Lane ridge crest would preserve some separation from Little Heath and Potters Bar (Significant against). 
Green Belt boundary: New boundaries would be similar in strength to the existing boundaries (moderate weight in favour). 
SA: The site has less than 2 times as many significant positives as significant negatives. Overall, this is attributed (Minor weight in favour) of the site. 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: The site provides one of three opportunities in the village to deliver a new primary school, which would enable growth in the village. Therefore, this is attributed (moderate weight in favour) of the site. 
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Strategic Disadvantages: None 

Calverton Test 
The Green Belt Review Stage 3 indicated that the release of a wider parcel P78, which site BrP6 is located within, will result in Very High Green Belt harm. Key reasons were, the parcel largely has an open rural character and leads to 
encroachment of the countryside, adversely affecting the integrity of the wider Green Belt, its impact on the role it plays to prevent the merger of settlement/towns as well as result in creating an ill-defined boundary. 
The review considered whether the Green Belt Harm may vary across a parcel and identified development scenarios to assess changes in harm by either constraining development to smaller areas or assess cumulative impacts from 
expanding development to adjacent areas. This considered factors such as its contribution to the National purposes, potential implications of the loss of openness/integrity of the wider Green Belt and the consistency/strength of the new 
boundary (para 3.82). Based upon this, development scenario/sub parcel P78a was identified that included sites BrP6, 9, 10 and it was indicated that the release of all or part of these sites will result in high Green Belt harm. No other sub 
parcels/scenarios were identified for site BrP6 that could reduce/ameliorate the harm to the lowest possible extent. On this basis, the impact of the smaller parcel that includes SiteBrP6 would have less impact than allocating the whole 
wider parcel (high harm vs. very high harm), but it would still have a negative impact on the separation between Brookmans Park and Little Heath/ Potters Bar that would be difficult to mitigate. 

Overall Conclusion 
Whilst Brookman’s Park is a sustainable location for development, On balance the high harm on the purposes of the Green Belt and especially eroding the separation between settlements, is considered to outweigh any potential benefits 
of bringing the site forward. The site should therefore NOT be considered for allocation alongside other Brookmans Park sites 

Policy Implications 
None 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP12 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Peplins Wood Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
125 dwellings plus potential for Scout Hut and 80 bed care home (on 12.2ha) 
Impacts/constraints requiring mitigation: 
• Buffer ancient woodland and wildlife site 
• Mitigate potential impacts on great crested newts 
• Mitigate potential impact on Water End SSSI 
• Flood risk sequential approach to layout and surface water management 
• Mitigate noise pollution from railway 

Delivery timescales: 
1-5 years 
2019 HELAA Update: 
• Network Rail may seek contributions to station improvements at planning application stage 
• Contaminated land site survey required at planning application stage 
• Archaeological Assessment required at pre-determination/ planning application stage 
• The estimated capacity and proposed infrastructure is updated as above. 

 
 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

G1 (Site falls within Parcel 45): 
Strategic Gap 
Partially contributes to the strategic gap between Hatfield and Potters Bar. 
GB2 (Site BrP12) 
Contribution to National Purposes: 
Partial contribution to preventing neighbouring towns from merging. The 
site contributes to the visual perception of the separation of settlements 
however this is impacted by the overall scale of the gap and limited views 
to and from the site. 
Significant in safeguarding the countryside from encroachment. The site 
exhibits strong countryside characteristics, high levels of visual openness 
and is free from encroachment/development. 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City) 
Physical and visual openness: 

Existing: 
Property boundaries (moderate) 
Proposed: 
Extensive woodland along the western 
and northern boundary (strong) 
Established tree belt/hedgerow along 
south eastern boundary (moderate) 
Conclusion: The proposed new 
Green Belt boundaries consisting of 
the extensive woodland, established 
tree belt/hedgerow and ordinary 
watercourse would be no weaker than 
the existing boundaries and could 
form clearly defined and defensible 
boundaries. The site is also contained 
and largely screened by the ancient 
woodland 

Significant positives (++/++?) Total: 5 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of an Employment Area and two 
Railway Stations. It is within 400m of two bus stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: 
Site could deliver affordable housing and make provision for 
accessible and adaptable dwellings. 
6.6: Provision of training, skills development and lifelong 
learning: 
Site is within walking distance of education establishments. 
Significant negatives (– –/--?) Total: 3 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness (x2): 

Sequential Test result: 
Pass - 96% of the site falls 
within Flood Zone 1, with 
the remainder within Flood 
Zones 2 and 3a/b. An 
ordinary watercourse is 
present in the east of the 
site which may present a 
further fluvial flood risk; 
however, it was not 
possible to model it in the 
SFRA. A sequential 
approach to layout that 
restricts development to 
Flood Zone 1 within the 
site is feasible. Therefore, 
the site passes the 
Sequential Test and 

Advantages: 
The promotion includes 
the potential for an 80 bed 
care home and Scout Hut. 
Disadvantages: 
None. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

High Physical Openness and mixed Visual openness enclosure by the 
adjacent woodland and settlement edge with some long views towards 
Ridge and Shenley. 
GB3 (Site falls within Parcel 66): 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns – the 
parcel lies between the first tier settlements of Hatfield and Potters Bar and 
also between Welwyn Garden City and Potters Bar. A number of smaller 
settlements lie between the first tier settlements limiting the perception of 
separation. The railway line and A1000 along the western boundary also 
reduces the perception of separation between settlements. 
Significant contribution to safeguarding the countryside from 
encroachment. There are pockets of urban development but the remainder 
of the land is open and its containment by woodland from the wider Green 
Belt is not considered to diminish its openness or extent to which it can be 
considered countryside. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 66a (release of BrP12 in its entirety) Moderate-high 
Release of this site would cause encroachment of the countryside. 
Containment to the north and east by protected woodland and the 
settlement of Brookmans Park to the south limit the wider Green Belt harm 
however release of the whole site would lead to the greater containment of 
the golf course and weaken its contribution to the Green Belt. 

 
The site was assessed as having high landscape sensitivity. 
The Landscape study also identified the site as having low 
capacity to accommodate development. 
The WHBC Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 
The scale, layout and design of development should seek to 
reduce significant effects on landscape character and local 
distinctiveness. The natural and historic landscape should be 
conserved and enhanced. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of Local Wildlife Sites and within 500m of a 
SSSI. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and good 
design. 
2019 Update: 
Significant negatives (– –/– –?) Total: 1 
SA Objective 4.4 Landscape Character has changed from 
significant negative (--) to minor negative (-). 

the Exception Test does 
not need to be applied at 
this stage. 
Surface water flood risk 
largely coincides with 
indicated areas of fluvial 
flood risk. A sequential 
approach to layout and 
the use of sustainable 
drainage systems (SuDS) 
could be used to suitably 
manage surface water 
flood risk to, within and 
from the site. 
2019 Update: 
No change 

 

Summary: 
HELAA: The site could come forward within the first five years of the plan period (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and partial contribution to one national purpose (moderate against) 
GB3 Study (Harm): Parcel 66a would lead to moderate-high harm (moderate against) 
Green Belt boundary: A new Green Belt boundary could form clearly defined and defensible boundaries that overall would be stronger in part than the existing boundaries (significant in favour). 
SA: The site has more than three times as many significant positives than double negatives (significant in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: The site provides an opportunity to deliver a C2 care home (moderate in favour) and a community facility (Scout Hut) (minor in favour) 
Strategic Disadvantages: No strategic disadvantages. 

Calverton Test 
The release of all of site BrP12 would result in moderate-high harm to the Green Belt. The site is largely screened by ancient woodland to the north and west and established tree belt to the east which could form a strong established 
Green Belt boundary. These features provide clear containment of the site which would mitigate the impact to the wider Green Belt. Limiting the area of release to the smaller site (BrP12a) would draw the Green Belt boundary closer to 
the urban edge, minimizing the harm to the openness of the Green Belt. The smaller site would also limit the extent to which the site extends into the countryside. The release of a smaller area would form a logical extension to the 
settlement edge of Brookmans Park (discussed further under site BrP12a). There are not thought to be further opportunities to reduce the harm of the wider site (BrP12). 

Overall Conclusion 
Development of BrP12 would extend the settlement of Brookmans Park to the north and result in moderate-high harm to the Green Belt. The site includes opportunity for a care home however there is not a specific need for a care home 
in Brookmans Park. The site is well contained on three sides which limits the wider Green Belt harm. Clearly defined and defensible boundaries could be formed using existing physical features. Release of BrP12 would lead to greater 
containment of the golf course area and weaken its contribution to the Green Belt. A smaller parcel could be considered to limit the scale of encroachment into the countryside and form a logical Green Belt boundary. The smaller parcel 
of land is considered separately under BrP12a. On balance, the harm to the Green Belt from releasing the larger parcel is not considered to be outweighed by any advantages. The whole site is not proposed for allocation. 
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Policy Implications 
Amend Green Belt boundary as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 

 

Note: Two scenarios of BrP12 were promoted in 2016 which proposed different infrastructure, these were referred to at the time as BrP12 Scenario 1 and BrP12 Scenario 2. The two scenarios have been re- 
promoted in 2019 however the infrastructure differs in the re-promoted scenarios, along with a reduced site area for Scenario 2. These are now referred to as BrP12 and BrP12a. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP12a 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Peplins Wood  
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
125 dwellings plus potential for 80 bed care home 
Impacts/constraints requiring mitigation: 
• Buffer ancient woodland and wildlife site 
• Preliminary Ecological and Great Crested Newt survey may be required at planning application stage. 

Mitigate potential impact on great crested newts. 
• Mitigate potential impact on Water End SSSI 
• Flood risk sequential approach to layout and surface water management 
• Mitigate noise pollution from railway 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
• Network Rail may seek contributions to station improvements at planning application stage 
• Contaminated land site survey required at planning application stage 
• Archaeological Assessment required at pre-determination/ planning application stage 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 45): 
Strategic Gap 
Partially contributes to the strategic gap between Hatfield and Potters Bar 
GB2 (Site BrP12): 
Contribution to National Purposes: 
Partial contribution to preventing neighbouring towns from merging. The site 
contributes to the visual perception of the separation of settlements however 
this is impacted by the overall scale of the gap and limited views to and from the 
site. 
Significant in safeguarding the countryside from encroachment. The site exhibits 
strong countryside characteristics, high levels of visual openness and is free 
from encroachment/development. 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City) 
Physical and visual openness: 
High Physical Openness and mixed Visual openness enclosure by adjacent 
woodland and settlement edge with long views towards Ridge and Shenley. 

Existing: 
Property boundaries (moderate) 
Proposed: 
Extensive woodland (strong) 
Established tree belt/hedgerow 
(moderate) 
No definable feature on part of the 
northern boundary (weak) 
The weak northern boundary could be 
reinforced by use of post-development 
features such as property boundaries or 
newly planted hedgerow (moderate). 
Conclusion: 
The proposed new Green Belt boundaries 
consisting of the extensive woodland, 
established tree belt/hedgerow and no 
definable feature on part of the northern 
boundary would be partially weaker than 

Significant positives (++/++?) Total: 5 
4.2 : Reduction of greenhouse gas 
emissions from transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of an 
Employment Area and two Railway Stations. 
It is within 400m of two bus stops. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs: 
Site could deliver affordable housing and 
make provision for accessible and adaptable 
dwellings. 
6.6: Provision of training, skills 
development and lifelong learning: Site is 
within walking distance of education 
establishments. 
Significant negatives (– –/(– –?) Total: 3 

Sequential Test result: 
Pass - 94% of the site falls 
within Flood Zone 1, with the 
remainder within Flood Zones 2 
and 3a/b. An ordinary 
watercourse is present in the 
east of the site which may 
present a further fluvial flood 
risk; however, it was not 
possible to model it in the 
SFRA. A sequential approach to 
layout that restricts 
development to Flood Zone 1 
within the site is feasible. 
Therefore, the site passes the 
Sequential Test and the 
Exception Test does not need 
to be applied at this stage. 

Advantages: 
The promotion includes the 
potential for an 80 bed care 
home. 
Disadvantages: 
None 

 

P
age 426



Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary Appraisal Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB3 (Site falls within Parcel 66): 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns – the parcel 
lies between the first tier settlements of Hatfield and Potters Bar and also 
between Welwyn Garden City and Potters Bar. A number of smaller settlements 
lie between the first tier settlements limiting the perception of separation. The 
railway line and A1000 along the western boundary also reduces the perception 
of separation between settlements. 
Significant contribution to safeguarding the countryside from encroachment. 
There are pockets of urban development but the remainder of the land is open 
and its containment by woodland from the wider Green Belt is not considered to 
diminish its openness or extent to which it can be considered countryside. 
Assessment of Potential Harm (relevant scenarios): 
P66a (partial release of BrP12)– Moderate-high 
Release of this site would cause encroachment of the countryside. Containment 
to the north and east by protected woodland and the settlement of Brookmans 
Park to the south limit the wider Green Belt harm however this would lead to the 
greater containment of the golf course and weaken its contribution to the Green 
Belt. It is noted that BrP12a is a smaller parcel than that considered in the 
Green Belt study (P66a). It is thought that this reduction would help minimise the 
containment of the Golf Course referred to if a larger parcel were to be released. 
This is discussed further below. 

The existing boundary, although the 
weak boundary could be reinforced 
by post-development features in 
order to create clearly defined and 
defensible boundaries. 

4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement pattern. 
Mitigation: 
The scale, layout and design of development should seek 
to reduce significant effects on landscape character and 
local distinctiveness. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of Local Wildlife Sites and within 
500m of a SSSI. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and 
good design. 
 
2019 Update: 
Significant negatives (– –/(– –?) Total: 1 
Significant negatives (– –/– –?) Total: 1 
SA Objective 4.4 Landscape Character has changed from 
significant negative (--) to minor negative (-). 

Surface water flood risk 
largely coincides with 
indicated areas of fluvial 
flood risk. A sequential 
approach to layout that 
restricts development to 
Flood Zone 1 within the 
site is feasible. Therefore, 
the site passes the 
Sequential Test and the 
Exception Test does not 
need to be applied at this 
stage. 
Surface water flood risk 
largely coincides with 
indicated areas of fluvial 
flood risk. A sequential 
approach to layout and the 
use of sustainable 
drainage systems (SuDS) 
could be used to suitably 
manage surface water 
flood risk to, within and 
from the site. 
2019 Update: 
No change 

 

Summary: 
HELAA: The site could come forward within the first five years of the plan period (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and partial contribution to one national purpose (moderate against) 
GB3 Study (Harm): Parcel 66a is moderate-high harm (moderate against) 
Green Belt boundary: Overall, a new Green Belt boundary would be similar in strength to the existing Green Belt boundary although part of the boundary is not clearly defined (minor in favour).. 
SA: The site has less than twice as many double positives than double negatives (minor in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: The site provides an opportunity to deliver a C2 care home (minor in favour) 
Strategic Disadvantages: No strategic disadvantages 

Calverton Test 
The release of all of parcel 66a would result in moderate-high harm to the Green Belt however site BrP12a is smaller than the whole parcel. Release of the site would reduce the impact on the containment of the Golf Course in 
comparison to the whole parcel. The site is largely screened and contained by; woodland to the north and west, urban edge to the south and established trees to the east. These features provide a clear defensible Green Belt boundary 
which would mitigate the impact of the wider Green Belt. Release of this site would form a logical extension to the urban edge of Brookmans Park. It is therefore considered that reducing the site area to be released would help to 
minimise any potential impacts on the Green Belt. 
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Overall Conclusion 
Development of BrP12 would extend the settlement of Brookmans Park to the north and result in moderate-high harm to the Green Belt. The site is however contained on three sides which limits the wider Green Belt harm.There is 
opportunity to form clearly defined and defensible boundaries using existing physical features, which would be similar in strength to the existing Green Belt boundary. BrP12a would not extend as far into the countryside to the east, in 
comparison with the larger BrP12 site, thus reducing any potential impacts, and in particular, reducing the extent the Golf Course could otherwise become more contained. Brookman’s Park is a sustainable location for development 
benefiting from good public transport connectivity, services and facilities. On balance, the benefits of the site are considered to outweigh any potential harm on the Green Belt. The site is considered suitable for allocation. 

Policy Implications 
• BrP12 lies in the gap between Welham Green and Brookmans Park. The site is identified in the Green Gap Assessment as being within a policy gap area. Although the site would erode the gap, it would not completely close the gap. 

It is recommended that to protect the settlement pattern and prevent the future coalescence of these two settlements, development should not mask the valley feature and screening should be provided to ensure no inter-visibility 
between one settlement edge and the other. Existing features including the woodland should be protected and the area within the gap should continue to provide a rural setting. 

• Amend Green Belt boundaries to form clear and defensible boundaries. 

 
Note: Two scenarios of BrP12 were promoted in 2016 which proposed different infrastructure, these were referred to at the time as BrP12 Scenario 1 and BrP12 Scenario 2. The two scenarios have been re-promoted in 2019 however 
the infrastructure differs in the re-promoted scenarios, along with a reduced site area for Scenario 2. These are now referred to as BrP12 and BrP12a 
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Draft Local Plan 2016 site reference: HS21 HELAA site reference: BrP13 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Land west of Golf Club Road 
 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
14 dwellings 
Impacts/constraints requiring mitigation: 

• Retention and buffering of trees 
• Highway mitigation measures/ upgrades 

Delivery timescales: 
1-5 years 
2019 HELAA Update: 
No change. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 45): Existing: Significant positives (++/++?) Total: 5 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of Brookmans Park 
Railway Station. It is within 400m of one bus stop. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x2): 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/ (– –?) Total: 2 
4.4: Protect and enhance open space and 
landscape character, retaining local 
distinctiveness? 
Over 25% of the site lies within Brookmans Park Golf 
Club. 

Sequential Test result: Advantages: 
Strategic Gap 
Partially contributes to the strategic gap between Hatfield and Potters Bar. 

Property boundaries (moderate) 
Proposed: 

Pass - Site is within Flood 
Zone 1 

None 

GB2 (Site BrP13): Established tree belt (moderate)  Disadvantages: 
Contribution to National Purposes 
Partial for preventing neighbouring towns from merging, site makes a limited 
contribution because of the overall size of the gap to the visual perception of the 
gap between Hatfield and Potters Bar. 
Partial in safeguarding the countryside from development - has countryside 
characteristics but bordering edge of Brookmans Park. 
Limited or no contribution to preserving setting and special character of historic 
towns. 

Gold Club Road unclassified road 
(moderate) 
Conclusion: 
The updated Green Belt Study considers 
that release of the parcel would lead to 
weaker Green Belt Boundaries than 
existing. 

2019 update 
No change. 

None 

Physical and visual openness:    

High Physical openness and Mixed Visual enclosed by vegetation on three 
sides 

   

GB3 (Site falls within Parcel 66):    

Contribution to Green Belt Purposes    

Partial contribution to the merging of neighbouring towns – the parcel lies 
between the first tier settlements Hatfield and Potters Bar and also between 
Welwyn Garden City and Potters Bar. In addition the parcel lies between the first 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

tier settlements of Welwyn Garden City and Potters Bar. The smaller 
settlements and connecting features between the two settlements limit the 
perception of separation. 
Significant contribution to the safeguarding the countryside from encroachment 
– the land contains countryside characteristics. Although the land has pockets of 
urban development, the remainder of the parcel is open. 
Limited or no contribution to preserving the setting and special character of 
historic towns – the land forms little or no part of the setting of Welwyn Garden 
City and does not contribute to its special character. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 66b (BrP13) – moderate-high 
Release of the parcel would cause encroachment of the countryside and impact 
the integrity of the wider Green Belt. The release of the parcel would also form a 
weaker Green Belt boundary compared to the existing settlement edge of 
Brookmans Park to the south. 

 Mitigation: 
Developers will be required to contribute to the 
reasonable costs of providing new green 
infrastructure, required as a result of their proposals. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of a Local Wildlife Site. 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection/enhancement of 
biodiversity and good design. 

 
2019 Update: 
No change. 

  

Summary 
HELAA: The site could come forward within the first five years of the plan period (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one of the national purposes and a partial contribution to one of the national purposes (moderate against) 
GB3 Study (Harm): P66b is moderate-high harm (moderate against) 
Green Belt boundary: The Green Belt Study considers that release of the parcel would lead to weaker boundaries than the existing (minor in favour) 
SA: The site has more than 2 times as many significant positives as significant negatives (moderate in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: No strategic advantages. 
Strategic Disadvantages: No strategic disadvantages. 

Calverton Test 
The release of all of site BrP13 would result in moderate-high harm to the Green Belt. The Green Belt study considers that release of the parcel would lead to weaker boundaries, although the site appears to be bounded by a mature and 
established tree belt, existing road and residential property. The surrounding landscape features to the north and west could be retained to create a natural visual barrier to the wider countryside, reducing the impact on the Green Belt. It 
is therefore considered that development within the very small parcel could retain these existing boundaries without undue weakening, thus helping to minimize impact. 

Overall Conclusion 
Development of site BrP13 would lead to encroachment and impact on the Green Belt. However, the site is bounded by an established tree belt and existing road and development could ensure that boundaries are achieved that 
minimize any potential impacts. Brookman’s Park is a sustainable settlement with a good range of services and facilities and public transport connectivity including a railway station. 
Notwithstanding the GB3 assessment and the moderate-high harm to the Green Belt of releasing the site, it is a small parcel of land, with potential for impact to be minimized and on this basis the positives weigh in favour of the site. On 
balance, the site is considered for allocation. 

Policy Implications 
The Green Belt boundary would need to be amended to form clearly defined and defensible boundaries. 
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Draft Local Plan 2016 site reference: HS23 HELAA site reference: BrP14 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Land east of Golf Club Road Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
10 dwellings 
Impacts/constraints requiring mitigation: 

• Wastewater infrastructure upgrades 
• Highway mitigation measures/ upgrades 
• Retention and buffering of TPO 
• Mitigate other ecological impacts 

Delivery timescales: 
1-10 years 
2019 HELAA Update: 
No Change 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 45): Existing: 
Property boundaries (moderate) 
Proposed: 
Extensive woodland (strong) 
Established hedgerow (moderate) 
Property boundary (moderate) 
A more logical, clearly defined and 
defensible eastern boundary 
consisting entirely of extensive 
woodland could be created by taking 
an additional area of land, comprised 
of a paddock to the rear of no. 70 
George’s Wood Road, out of the 
Green Belt. 
Conclusion: 
The proposed new Green Belt 
boundaries consisting of the 
woodland, hedgerow, and property 
boundary would be similar in 
strength to the existing boundaries; 
however, a stronger more logical, 

Significant positives (++/++?) Total: 4 Sequential Test result: Advantages: 
Strategic Gap 
Parcel 45 partially contributes (with GB48, 49 &50) to the strategic gap between 
Hatfield and Potters Bar. 

4.2 : Reduction of greenhouse gas emissions 
from transport; and 
4.3 : helping to avoid/reduce air pollution: 

Pass - Site is within Flood 
Zone 1 

None 
 
Disadvantages: 

GB2 (BrP14): 
Contribution to National Purposes 

Site is within walking distance of Brookmans Park 
Railway Station. It is within 400m of one bus stop. 

2019 Update: 
No change 

None 

Partial for preventing neighbouring towns from merging, contributes to the gap 
between Hatfield and Potters Bar which contains Welham Green, Brookmans Park, 
as well as Bell Bar, limited ribbon development and Hatfield HPG, but limited due to 
the overall scale of the gap and there are already much shorter gaps nearby 

5.1: Provision of the right amount, type and 
tenure of housing to meet identified local needs: 
Site could make provision for accessible and 
adaptable dwellings. 

  

Partial in safeguarding the countryside from development, with urban influences from 
edge of Brookmans Park. 

6.6: Provision of training, skills development and 
lifelong learning: 

  

Limited or no contribution to preserving the setting and special character of historic 
towns. 

Site is within walking distance of education 
establishments. 

  

Physical and visual openness Significant negatives (– –/ (– –?) Total: 1   

High Physical Openness and mixed Visual openness enclosed by vegetation on 
three sides 

4.6: Protection/enhancement of biodiversity and 
geodiversity: 

  

GB3 (Site falls within Parcel 66): Site is within 250m of a Local Wildlife Site.   

Contribution to Green Belt Purposes    

Partial contribution to the merging of neighbouring towns – the parcel lies between    
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Contribution to Green Belt Purposes 
Partial contribution to the merging of neighbouring towns – the parcel lies between 
the first tier settlements Hatfield and Potters Bar and also between Welwyn Garden 
City and Potters Bar. In addition the parcel lies between the first tier settlements of 
Welwyn Garden City and Potters Bar. The smaller settlements and connecting 
features between the two settlements limit the perception of separation. 
Significant contribution to safeguarding the countryside from encroachment – the 
land contains countryside characteristics. Although the land has pockets of urban 
development, the remainder of the parcel is open. 
Limited or no contribution to preserving the setting and special character of historic 
towns – the land forms little or no part of the setting of Welwyn Garden City and does 
not contribute to its special character. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 66c (site BrP14) – moderate-low 
Release of the parcel would cause encroachment of the countryside. However, the 
site is contained to the west and south by the settlement of Brookman’s Park and to 
the northwest by protected woodland. 
Release of the site would not extend the urban area of Brookmans Park further north. 
Development of this site would not have an effect on the integrity of the wider Green 
Belt. 

Conclusion: 
The proposed new Green Belt 
boundaries consisting of the 
woodland, hedgerow, and property 
boundary would be similar in 
strength to the existing boundaries; 
however, a stronger more logical, 
clearly defined and defensible 
boundary could be created by taking 
a small area of additional land to the 
rear of 70 George’s Wood Road out 
of the Green Belt. 

Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection/enhancement of 
biodiversity and good design. 
2019 Update: 
No change 

  

Summary 
HELAA: The site could come forward within the first ten years of the plan period, potentially within the first five years (moderate in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate against) 
GB3 Study (Harm): The site falls within a moderate low harm sub-parcel (P66c) (minor against) 
Green Belt boundary: New boundaries would be stronger in part than the existing boundary if extended to the woodland, and could form clearly defined and defensible boundaries (significant in favour) of the site. 
SA: The site has more than 3 times as many significant positives as significant negatives. (significant in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
The release of all of site BrP14 would result in moderate-low harm to the Green Belt. The site is contained to the west and south by the settlement of Brookmans Park and to the northwest by protected woodland. The release of the site 
would not extend the urban area of Brookmans Park further north. The release of the adjoining land to the southwest would create a continuous Green Belt and thus ensure that any impacts are minimized. 

Overall Conclusion 
Development of BrP14 would not significantly contribute to the encroachment of the countryside as the site is fairly well contained and it would not affect the integrity of the wider Green Belt. Development of the site would not impact on 
the gap between Hatfield and Brookmans Park. Brookman’s Park is a sustainable settlement and location for development. Given the moderate-low harm and contained nature of the site, the site is considered suitable for allocation. 

Policy Implications 
Amend the Green Belt boundary to form clearly defined and defensible boundaries. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP34 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Brookmans Park Transmission Station 2019 Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL (3ha) 
Achievable: 
Yes 
Estimated capacity: 
Mixed use comprising of: 
275 dwellings and 2450 sqm elderly care home or 300 dwellings 
10,623 SQM of B1/a/b floorspace 
Impacts/constraints requiring mitigation: 

• Severance caused by A1000 and sustainable transport options need to be addressed 
• Wastewater upgrades 
• Existing radio masts are expected to be obsolete at or before 2025 and need removing 
• B class uses, teleports to be retained on part of site 
• Lattice tower may be retained/ redeveloped for mobile services 
• Potential contamination land may need investigation and remediation 
• Mitigate ecological impacts 
• Retain and buffer TPO’s 
• Transmission station/tower (BBC) may be of historic importance and will need investigation and 

consultation with Historic England 
• Mitigate air and noise pollution from A1000. 
• Small watercourse runs via parts of the site 

Delivery timescales: 
6-10yrs or 11-15 years, if parts of site available in later years due to Government’s timeframes for the FM – 
DAB radio switch over. Promoter indicates parts of site will not be required for FM radio broadcasting masts, 
beyond 2025. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 47): 
Strategic Gap 
Parcel 47 is not located within a strategic gap between tier 1 settlements 
GB2 (Site BrP34): 
Contribution to National Purposes: 
Limited/no contribution to checking the unrestricted sprawl of large built up 
areas 
Limited/no contribution to prevent neighboring towns from merging 

Existing: 
A1000 Great North Road (strong) 
The Drive, unclassified road (moderate) 
Proposed: North –small woodland/tree 
belt (moderate) 
East –Trees belt (moderate) 
South – properties along Kentish Lane 
(strong) 

2019 Update: 
Significant positives (++/++?) Total: 7* 
4.2 : Reduction of greenhouse gas 
emissions from transport (x2); and 
4.3 : helping to avoid/reduce air pollution 
(x2): 
Site is not within walking distance of an 
Employment Area, but it is a proposed mixed 
use site that proposes to retain and provide 

2019 Update: 
Sequential Test result: 
Pass- Site is within Flood Zone 
1 

Advantages: 
This site could provide 
10,623sqm of new B1a/b 
employment floorspace in 
addition to the existing floor 
space of 2877sqm, as part of 
a new commercial hub. 
Disadvantages: 
None 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Partial contribution for safeguarding the countryside from encroachment. 
Exhibits countryside characteristics (pasture), but includes urban influences like 
the transmission station. Development on other areas, mainly to the west have 
limited footprint (.i.e. mast, teleports) and can be reversed. 
Limited/no contribution to preserve the setting, character of historic towns 
(Welwyn Garden City) 
Physical and visual openness: 
The majority of the parcel comprises a transmission station site. The presence 
of the transmission station buildings, dwellings and garden centre compromises 
the openness of the parcel within their immediate vicinity. 
Contribution to Green Belt Purposes 
Limited/no contribution for preventing neighboring towns from merging 
Partial for safeguarding the countryside from encroachment (see GB2 above) 
Limited or no contribution for preserving the setting and special character of 
historic towns (Welwyn Garden city).- 
Assessment of Potential Harm (relevant scenarios): 
P73: Release of all/part of site (Site BrP34: Transmission Station or Stage 
2 site BrP2): Moderate- high 
Site BrP34 covers a large part of parcel P73. This parcel contains open land, 
some of which is used as a transmission station, pasture; garden centre and a 
field (BrP2) off A1000 (north), latter two of which are outside of BrP34. The 
release of this parcel would significantly extend the urban area of Bell 
Bar/Brookmans Park, causing some encroachment on the countryside and 
weaken the continuity of the existing Green Bet boundary (A1000). The site is 
however contained by development to the east and thick tree belts which would 
minimize the harm to some extent to the wider countryside. 

Comments 
The site is well enclosed by hedgerow, 
tree belts and defined by a combination of 
strong and moderated boundaries. The 
new boundaries will be slightly weaker to 
the south of the A1000, but well be 
relatively clearly defined and defensible. 
The site area to the north has been 
excluded from the site, as the promoter 
has indicated parts of this will be retained 
for telecasts and it is adjacent to site 
BrP2 (off A1000) that was considered 
unsuitable due to access issues. 
The southern boundary is adjacent to 
residential properties off Kentish Lane. 
This is proposed to be released, with 
BrP34, to establish a new strong 
defensible Green Belt boundary. The 
release of this additional area (P74) is 
considered to result in moderate harm to 
Green Belt 

Additional employment floor space. It is 
within 400m of bus stops that provide a six 
day service. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs (x2): 
Site could deliver affordable housing and 
make provision of homes that meet 
accessible and adaptable dwelling 
standards. 
6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of 
education establishments.(++?) 
Significant negatives (– –/– –?) Total: 1* 
4.6: Protection/enhancement of 
biodiversity and geodiversity (--?): 
Site is within 250m of a Local Wildlife site. 
Mitigation: 
Development of site should conform to Local 
Plan policies related to the 
protection/enhancement of biodiversity and 
good design. 

  

Summary: 
HELAA: Deliverable within 6-10 years or 11-15 years (moderate/minor in favour) 
GB3 Study (Purposes): The site/wider parcel makes a partial contribution to one purpose, and limited/no contribution to two national purposes (minor in favour) 
GB3 Study (Harm): The release of P73/BrP34 will result in moderate-high harm from the Green Belt. It will significantly extend the urban area eastwards, beyond the existing strong A1000 boundary, encroaching on the countryside. But 
given the contained nature of the site, harm to the wider countryside is minimised overall (Moderate against) 
Green Belt Boundary: The amended Green Belt boundary would be slightly weaker than the existing boundary, but will be clearly defined (minor in favour). 
SA: Seven positives and one significant negative identified. This is more than three times more double positives than double negatives (significant in favour) 
Flood Risk: Passes sequential test 
Landscape Assessment: Low-moderate (moderate in favour) 
Strategic Advantages: This site has the potential to deliver 10,623sqm of B1a/b floor space, in addition to existing employment uses on part of the site (significant in favour) 
Strategic Disadvantages: None 

Calverton Test 
Site BrP34 contains open land, some of which is used by buildings and structures that are largely associated with the Transmission Station fields containing satellite dishes and masts; and open fields (north west). The release of all or 
part of this site will result in moderate –high harm to the Green Belt. 
Given that the site is already well contained by development to the east and thick tree belts which minimize to some extent any impact on the wider countryside, it is considered that the impact of development on this site is already 
minimized to some extent. It would be important for any development to retain and strengthen where necessary the existing tree planting to retain the containment of the site and ensure the strong/ well defined boundaries are 
maintained. The release of the residential area to the south (P74, which leads to moderate harm) is considered important to ensure a logical Green Belt boundary is established. 
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Overall Conclusion 
The release of this site would result in moderate-high harm for the Green Belt and falls within an area of Low-moderate landscape sensitivity. However, the site is well contained with strong boundaries and its development would have 
limited impact on the wider countryside. Brookman’s Park is a sustainable location and one of the key advantages of this site are that it is proposed to include an employment hub and deliver additional B1a/b employment floor space via 
the intensification of existing previously developed land to the east of it. Overall, it is considered that the sustainability benefits of developing the site and the limited impact development would have on the wider countryside, exceed any 
harm to the Green Belt. On balance this site is considered suitable for allocation. 

Policy Implications 
The Green Belt boundary will need to be amended as proposed 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP36 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Land at Brookmans Park Golf Club 
 

2019 Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL 
Achievable: 
Uncertain (subject to relocation of tennis club) 
Estimated capacity: 
24 dwellings 
Impacts/constraints requiring mitigation: 

• Tennis Club relocation to an alternative suitable location 
• Golf Club relocation 
• Pedestrian footway or other interventions (traffic calming/control measures) to be provided on Golf 

Club Road 
• Archaeological Assessment required at planning application or pre-determination stage 
• Preliminary Ecological Appraisal may be required 
• Wastewater upgrades 

Delivery timescales: 
6-10 years 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 45): Existing: 
The site is currently washed over by the 
Green Belt. The existing Green Belt 
boundary is around the urban edge of 
Brookmans Park. 
Proposed: 
None of the site boundaries adjoin the 
existing urban area and the specific 
parcel of land covered by this site are not 
addressed by the Green Belt study 
specifically, the implication being that 
considering this sub-parcel in isolation 
would not reduce the level of harm. With 
consideration also to potential Green 
Belt changes at Bell Bar, it is considered 
that defining a Green belt boundary for 
releasing this site would involve, either 

2019 Update: Sequential Test result: Advantages: 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements however it 
contributes to the strategic gap between Hatfield and Potters Bar. 

Significant positives (++/++?) Total: 6 
4.2 Significantly reduce greenhouse gas 
emissions from transport? 

Pass - within Flood Zone 
1 

None. 
 

Disadvantages: 
Site was not covered by GB stage 2 study 
GB3 (Site falls within Parcel 66): 

The site is within 400m of a bus stop providing a six 
day week service. 

2019 Update: 
No change 

None. 

Contribution to Green Belt Purposes 4.3 Avoid and reduce air pollution   

Partial contribution to preventing the merging of neighbouring towns – the 
parcel lies between Hatfield and Potters Bar and WGC and Potters Bar. A 
number of smaller settlements limit the perception of separation. The railway 
line and the A1000 reduce the perception of separation. 
Significant contribution to safeguarding the countryside from encroachment – 
land contains characteristics of countryside and most of the parcel is open 
contained by woodland. 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City) 

The site is within 400m of a bus stop providing a six 
day week service. 
4.4 Protect and enhance open space and 
landscape character, retaining local 
distinctiveness? 
The site is partially previously developed land. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could deliver 35% affordable housing. 

  

Assessment of Potential Harm (relevant scenarios):    
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Parcel 66 (all of parcel) – moderate-high 
The parcel is well contained by urban development and protected woodlands so 
the impact of its release on the integrity of the wider Green Belt would be 
limited. 
It should be noted that the adjoining land at Home Farm was considered in the 
context of Parcel 72 (and 72a) in the context of potential release of land at Bell 
Bar. It was considered that release of this land at Home Farm, extending south 
of Bell Bar and including a tree belt which currently creates separation between 
Bell bar and Brookman’s Park, increases the harm (from moderate to moderate- 
high). 

the site forming its own –inset to the 
Green Belt, which would not be 
satisfactory, or the release of a much 
wider area with associated wider impacts 

Site could provide 20% accessible and adaptable 
dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within straight line walking distance of 
education facilities 
Significant negatives (– –/ (– –?) Total: 1 
4.4 Protect and enhance open space and 
landscape character, retaining local 
distinctiveness? 
More than 25% of the site is located within existing 
open space. 
Mitigation: 
Developers will be required to contribute to the 
reasonable costs of providing new green 
infrastructure, required as a result of their proposals. 

  

Summary 
HELAA: Deliverable within 6-10 years (moderate in favour) 
GB3 Study (Purposes): The parcel makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate against) 
GB3 Study (Harm): Parcel 66 is moderate-high harm (moderate against) 
Green Belt boundary: The new Green Belt boundary would be partially weaker in strength to the existing although it is unclear how it could be defined and would be likely to result in a much wider release of land from the Green Belt to 
form a logical boundary (minor in favour) 
SA: The site has more than 3 times more significant positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
The release of all of parcel P66 would result in moderate-high harm to the Green Belt. It is unclear how the individual parcel could be released from the Green Belt without forming part of a wider release with wider impact, including on 
the separation between Brookman’s Park and Bell Bar. This matter is also discussed in the context of BrP1 and BrP12. The area of release from the Green Belt is proposed to be restricted in the context of both of these sites which in 
turn help to demonstrate the difficulty of releasing Parcel P36 from the Green Belt in isolation. It is not considered that mitigation could reduce the potential impacts. Release of the parcel would lead to significant encroachment on the 
countryside and expand the settlement of Brookman’s Park. 

Overall Conclusion 
BrP36 could not be released in isolation, due to its distance from the urban edge of Brookmans Park and the creation of an irregular Green Belt boundary. Parcel P66 is well contained which limits the impact on the wider Green Belt 
however the whole parcel would be required to be inset in order to create a logical Green Belt boundary with defensible boundaries. Release of Parcel P66 from the Green Belt would result in significant encroachment into the 
countryside due to the parcel size and expand the settlement of Brookmans Park to the north. The Green Gap Study 2019 notes that although Bell Bar and Brookmans Park are already joined there is pressure for development in the 
setting to the two settlements. The release of the parcel would impact the landscape of the golf course/parkland and interrupt the role the area plays in the setting of Bell Bar and Brookmans Park. In addition, the achievability of the site 
is uncertain as development of the site is dependent on the successful relocation of the tennis club. It is considered the harm to the Green Belt outweighs the benefits of the site. The site should not be considered for allocation. 

Policy Implications 
None. 
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Appendix A 

Site Selection Background Paper 2019 

Swanley Bar 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: SB1 

Settlement: Swanley Bar Housing & Employment Land Availability Assessment 

Site location: Land south of Swanley Bar Lane Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
159 dwellings 
Impacts/constraints requiring mitigation: 
• Proximity to Registered Park and Gardens. 
• Potential heritage assets with archaeological interest – an archaeological assessment will be needed to 

inform any development proposals. 
• Noise pollution (commercial and traffic) – noise assessment report required to demonstrate mitigation 

measures. 
• Potential for contaminated land – Site survey and possible remediation needed. 
• Surface Water Flooding along access/egress may need to be assessed at planning application stage. 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
In the 2016 HELAA, site SB1 was not assessed as it did not adjoin the urban boundary. However, as Swanley 
Bar is now being considered for possible insetting this site has been assessed. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 51): Existing: 
The washed over village of Swanley Bar 
forms part of the existing Green Belt. If 
Swanley Bar was considered to be inset 
from the Green Belt, the edge of the 
urbanised settlement would comprise the 
existing Green Belt boundary. (Strong). 
Proposed: 
The proposed boundary would consist of 
The Gobions Registered Park and 
Gardens to the north (strong), and 
established tree belt/hedgerow to the east 
and south (moderate). 

2019 Update: 
Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas emissions 
from transport? (x2) 
4.3 Avoid and reduce air pollution (x2) 
The site is within walking distance of Potters Bar Town 
Centre. Site is within 400m of six bus stops. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs. 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 51 makes a partial contribution to preventing the neighbouring towns for 
Hatfield and Potters Bar from merging. Given the scale of this gap, any small 
reduction is unlikely to compromise the separations of these towns. 
However, the release of site SB1 would significantly reduce the gap between 
smaller settlements Little Heath and Swanley Bar. 

Pass – Site is within 
Flood Zone 1 
2019 Update: 
No change as per HELAA 

None 
 
Disadvantages: 
None 

Site not covered in GB Stage 2.   

GB3 (Site falls within Parcel 80):   

Contribution to Green Belt Purposes   

Partial contribution to preventing the merging of neighbouring towns – lies 
between Hatfield and Potters Bar. 

  

Significant contributing to safeguarding the countryside from encroachment – 
contains characteristics of open countryside and lacks any significant urbanising 
development. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Limited of no contribution to preserving the setting and special character of 
historic towns. (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 80 (all of parcel) – High 
The insetting of Swanley Bar along with the release of the rest of the land in this 
parcel would encroach onto the countryside. It would substantially expand the 
urban area of Little Heath/Potters Bar northwards, thus reducing the role the 
parcel plays in preventing the unrestricted sprawl of large built up areas such as 
Potters Bar and Brookmans Park (to the north), particularly when travelling 
along the A1000 along the east of the parcel. 

 Significant negatives (– –/(– –?) Total: 2 
4.5 Conserve and enhance the Borough’s character, 
sense of place and local distinctiveness, historic 
environment, heritage and cultural assets, and their 
settings? 
Site is adjacent a Registered Park and Gardens 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection of heritage assets and 
good design. 
4.6 Protect and enhance biodiversity and 
geodiversity, taking into account the impacts of 
climate change? 
The site is less than 250m of Leggatts Park Drive LWS 
and between 250m and 500m of Gobions Wood LWS 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour) 
GB3 Study (Purposes): The wider parcel (P80) makes a significant contribution to one national purpose and a partial contribution to one purpose. (moderate against) 
GB3 Study (Harm): The site falls within a high harm parcel (P80) (significant against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary but is clearly defined (minor in favour) 
SA: More than 3 times double positives than negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of site SB1 would result in high harm to the Green Belt. The release of this site would encroach into the countryside east of Swanley Bar, however, as this site would have clearly defined physical boundaries comprising 
established tree belt/hedgerows and the Registered Park and Gardens which limits the harm to the wider Green Belt. There is a need to mitigate the impact of development on the Registered Park and Gardens to the north of the site, 
therefore a reduced developable area of the site has also been considered to exclude land east of the existing urban development (north of Swanley Bar Lane). This allows for the opportunity to provide landscape enhancements and 
screening. However, any development would substantially extend the urban area of Little Heath/ Potters Bar northwards reducing the role the parcel plays in preventing the merging of these settlements and Potters Bar and Brookman’s 
Park. Thus opportunity to mitigate any harm is limited. 

Overall Conclusion 
Development of SB1 would encroach into the countryside to the east of Swanley Bar and result in high harm to the Green Belt. Swanley Bar would need to be inset from the Green Belt in conjunction with the development of this site. The 
new boundary would be weaker than the existing, but would comprise of clear and definable physical features. While the potential benefits of releasing the site from the Green Belt could outweigh the negative impacts to this site, it is 
considered that the harm caused by releasing the site from the Green Belt outweighs the benefits of this development. This site should not be considered for allocation. 

Policy Implications 
None 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: SB1a 

Settlement: Swanley Bar Housing & Employment Land Availability Assessment 

Site location: Land south of Swanley Bar Lane  
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
64 dwellings 
Impacts/constraints requiring mitigation: 
• Proximity to Registered Park and Gardens. 
• Potential heritage assets with archaeological interest – an archaeological assessment will be needed to 

inform any development proposals. 
• Noise pollution (commercial and traffic) – noise assessment report required to demonstrate mitigation 

measures. 
• Potential for contaminated land – Site survey and possible remediation needed. 
• Surface Water Flooding along access/egress may need to be assessed at planning application stage. 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
In the 2016 HELAA, the larger site SB1 was not assessed as it did not adjoin the urban boundary. 
However, as Swanley Bar is now being considered for possible insetting this site has been assessed. 
Site SB1a is a sub-site within SB1. 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk 
Sequential Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 51): 
Strategic Gap 
Parcel 51 makes a partial contribution to preventing the neighbouring towns for 
Hatfield and Potters Bar from merging. Given the scale of this gap, any small 
reduction is unlikely to compromise the separations of these towns. 
However, the release of site SB1a would significantly reduce the gap between 
smaller settlements Little Heath and Swanley Bar. 
Site not covered in GB Stage 2. 
GB3 (Site falls within Parcel 80): 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns – lies 
between Hatfield and Potters Bar. 

Existing: 
The washed over village of Swanley Bar 
forms part of the existing Green Belt. If 
Swanley Bar was considered to be inset 
from the Green Belt, the edge of the 
urbanised settlement would comprise the 
existing Green Belt boundary. (Strong). 
Proposed: 
The proposed boundary would consist of 
The Gobions Registered Park and 
Gardens to the north (strong), an 
established tree belt/hedgerow to the 
south (moderate). 

2019 Update: 
Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas emissions 
from transport? (x2) 
4.3 Avoid and reduce air pollution (x2) 
The site is within walking distance of Potters Bar Town 
Centre. Site is within 400m of six bus stops. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs. 

Sequential Test result: 
Pass – Site is within 
Flood Zone 1 
2019 Update: 
No change as per HELAA 

Advantages: 
None 
 
Disadvantages: 
None 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Significant contributing to safeguarding the countryside from encroachment – 
contains characteristics of open countryside and lacks any significant urbanising 
development. 
Limited of no contribution to preserving the setting and special character of 
historic towns. (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
P80(all of parcel) – High 
The insetting of Swanley Bar along with the release of the rest of the land in this 
parcel would encroach onto the countryside. It would substantially expand the 
urban area of Little Heath/Potters Bar northwards. thus reducing the role the 
parcel plays in preventing the unrestricted sprawl of large built up areas such as 
Potters Bar and Brookman’s Park (to the north), particularly when travelling 
along the A1000 along the east of the parcel. 

The site currently has no clear or 
definable physical boundary to the east 
(weak). 

Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 1 
4.5 Conserve and enhance the Borough’s character, 
sense of place and local distinctiveness, historic 
environment, heritage and cultural assets, and their 
settings? 
Site is adjacent a Registered Park and Gardens 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection of heritage assets and 
good design. 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour) 
GB3 Study (Purposes): The wider parcel (P80) makes a significant contribution to one national purpose and a partial contribution to one purpose. (moderate against) 
GB3 Study (Harm): The site falls within a high harm parcel (P80) (significant against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary and is not clearly defined (minor against) 
SA: More than 3 times double positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the site SB1a would result in high harm to the Green Belt. This site is a smaller scenario of the wider site SB1, and brings the development edge towards Swanley Bar, however the proposed Green Belt boundary which 
would result from the reduction in the development site would be weaker than the existing and there is no opportunity to use any definable physical boundaries to strengthen these. However, any development would still extend the urban 
area of Little Heath/ Potters Bar northwards reducing the role the parcel plays in preventing the merging of these settlements and Potters Bar and Brookman’s Park. Thus opportunity to mitigate any harm is limited. 

Overall Conclusion 
Development of SB1a would encroach into the countryside to the east of Swanley Bar and result in high harm to the Green Belt. Swanley Bar would need to be inset from the Green Belt in conjunction with the development of this site. 
The new boundary would be weaker than the existing as the eastern boundary of the site currently has no clearly definable physical boundaries and therefore would be dependent on new property boundaries or landscaping to be 
established. While the potential benefits of releasing the site from the Green Belt could outweigh the negative impacts and this site could contribute to the provision of new housing in a sustainable location, it is considered that the harm 
caused by releasing the site from the Green Belt outweighs any benefits of the development potential. This site should not be considered for allocation. 

Policy Implications 
None 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: SB1b 

Settlement: Swanley Bar Housing & Employment Land Availability Assessment 

Site location: Land south of Swanley Bar Lane Urban/Green Belt: 
Green Belt 
PDL/Greenfield: Greenfield 
Achievable: 
Yes Estimated capacity: 
25 dwellings 
Impacts/constraints requiring mitigation: 
• Proximity to Registered Park and Gardens. 
• Potential heritage assets with archaeological interest – an archaeological assessment will be needed to 

inform any development proposals. 
• Noise pollution (commercial and traffic) – noise assessment report required to demonstrate mitigation 

measures. 
• Potential for contaminated land – Site survey and possible remediation needed. 
• Surface Water Flooding along access/egress may need to be assessed at planning application stage. 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
• In the 2016 HELAA, a larger site SB1 was not assessed as it did not adjoin the urban boundary. 
• However, as Swanley Bar is now being considered for possible insetting this site has been assessed. 
• SB1b is the smallest sub-site within SB1 and SB1a. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 51): 
Strategic Gap 
Parcel 51 makes a partial contribution to preventing the neighbouring towns for 
Hatfield and Potters Bar from merging. Given the scale of this gap, any small 
reduction is unlikely to compromise the separations of these towns. 
It is noted in the templates for SB1 and SB1a that development in this area 
would significantly reduce the gap between smaller settlements Little Heath and 
Swanley Bar. However, as SB1b would not 
Site not covered in GB Stage 2. 
GB3 (Site falls within Parcel 80): 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns – lies 
between Hatfield and Potters Bar. 
Significant contributing to safeguarding the countryside from encroachment – 
contains characteristics of open countryside and lacks any significant urbanising 
development. 
Limited of no contribution to preserving the setting and special character of 
historic towns. (Welwyn Garden City) 

Existing: 
The washed over village of Swanley Bar 
forms part of the existing Green Belt. If 
Swanley Bar was considered to be inset 
from the Green Belt, the edge of the 
urbanised settlement would comprise the 
existing Green Belt boundary. (Strong). 
Proposed: 
The proposed boundary would consist of 
The Gobions Registered Park and 
Gardens to the north (strong). The site 
currently has no definable boundaries to 
the south or east (weak). 

2019 Update: 
Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas 
emissions from transport? (x2) 
4.3 Avoid and reduce air pollution (x2) 
The site is within walking distance of Potters Bar 
Town Centre. Site is within 400m of six bus stops. 
5.1 Provide the right amount, type and tenure 
of housing to meet identified local needs? (x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6 Provide access to training, skills 
development and lifelong learning to meet 
identified needs. 
Site is within walking distance of education 
establishments. 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1 

 
2019 Update: 
No change as per HELAA. 

Advantages: 
None 
 
Disadvantages: 
None 
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Summary: 
HELAA: Deliverable in 1-5 years (significant in favour) 
GB3 Study (Purposes): The wider parcel (P80) makes a significant contribution to one national purpose and a partial contribution to one purpose. (moderate against) 
GB3 Study (Harm): The site falls within a high harm parcel (P80) (Significant against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary and is not clearly defined (minor against) 
SA: More than 3 times double positives (7) than negatives (1) (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the site SB1b would result in high harm to the Green Belt. However, the development of this site scenario, in comparison to SB1/SB1a would result in the need to release a far smaller area of land from the Green Belt, thus 
reducing the scale of any impact. However, development would still result in reducing the separation between Swanley Bar and Little Heath. On this basis there is not considered to be any further opportunity to reduce the harm. 

Overall Conclusion 
Development of SB1b would encroach into the countryside to the east of Swanley Bar and result in high harm to the Green Belt. Swanley Bar would need to be inset from the Green Belt in conjunction with the development of this site. 
However, the new boundary would be weaker than the existing, the south and east boundaries of the site currently have no clearly definable physical features and therefore would be dependent on new property boundaries or 
landscaping to be established. According to the Sustainability Appraisal the potential benefits of releasing the site from the Green Belt significantly outweigh the negative impacts, from a sustainability perspective, to this site and so the 
site could contribute to the provision of new housing in a sustainable location. However, when considering the high harm to the Green Belt with limited opportunities to reduce the harm, it is considered that this Green Belt impact 
outweighs the benefits of this development. This site should not be considered for allocation. 

Policy Implications 
None P
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Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Little Heath 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 
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Draft Local Plan 2016 site reference: HS25 HELAA site reference: BrP7 

Settlement: Little Heath Housing & Employment Land Availability Assessment 

Site location: Land south of Hawkshead Road Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
100 dwellings 
Impacts/constraints requiring mitigation: 
• Proximity to Gobions Registered Historic Park and Garden and Folly Arch, grade II* listed building. 

Green infrastructure is proposed around the site which will provide a buffer between the site and the 
HPG and LB. 

• Adjacent to an Ecosite, the field south of Bolton’s Park. Within 1,800m of Northaw Great Wood SSSI 
• Moderate ecological sensitivity in wooded area. Potential for protected bird species. Retain trees and 

pond or compensate for loss. A stage 1 habitat survey is required to assess value. 
• Waste water upgrades 

Delivery timescales: 
1-10 years 
2019 HELAA Update: 
At the 2016 site selection stage, a reduced site area of circa. 3.3ha was included in the Draft Local Plan 2016 
with an indicative capacity of 100 dwellings. 
In 2019, a larger site of 4.88ha has been submitted for consideration – see template for LHe3. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel 51): Existing: 
The existing Green Belt boundary 
comprises the settlement edge of Little 
Heath, in the form of garden/property 
boundaries and some buildings 
(moderate/strong). 
Proposed: 
The boundary (as promoted) would 
comprise a tree belt/hedge to the south 
(moderate), Hawkshead Road to the 
north (moderate) and an open field to the 
west (weak) 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions from 
transport; (x2) 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of Potters Bar Town Centre. It is 
within 400m of seven bus stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 
Site could deliver affordable housing and make provision for 
accessible and adaptable dwellings. 
6.6: Provision of training, skills development and lifelong 
learning: 
Site is within walking distance of education establishments. 

Sequential Test 
result: 
Pass - Site is within 
Flood Zone 1 
2019 Update: 
Surface water flooding 
is reduced to virtually 
zero following the 
updated SFRA. 

Advantages: 
Strategic Gap None 
Parcel 51 makes a partial contribution to preventing neighbouring towns from 
merging. The parcel falls within the strategic gap between Hatfield and Potters 
Bar. 
GB2 (BrP7): 

 
Disadvantages: 
None 

Contribution to National Purposes:  

Significant for safeguarding the countryside from encroachment.  

Physical and visual openness:  

High physical openness and mixed visual openness.  

Potential for Cumulative Impact  

Site is connected to Little Heath and is separate from other sites in Brookmans 
Park. It is not related to LHe1 although it is nearby. In combination with other 
sites around Brookmans Park and Welham Green, development of this 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

site could have a substantial impact on the strategic gap between Potters Bar 
and Hatfield. This site also adjoins LHe3, which is an extension of the smaller 
Draft Local Plan site HS24 (BrP7). 
GB3 (Site falls within Parcel 78): 
Contribution to Green Belt Purposes 
Partial contribution to preventing neighbouring towns from merging. Parcel 78 
lies between Potters Bar and Hatfield, a number of separating features including 
smaller settlements, blocks of woodland and the railway line and A1000 reduces 
the perception of separation between the 1st tier settlements. 
Significant contribution to safeguarding the countryside from encroachment – 
characteristics of open countryside with open, arable fields. Parcel 78 lacks 
urbanising features and has distinct separation from urban areas. 
Limited or no contribution to preserving the special character of historic towns. 
(Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 78b (sites BrP7 and BrP7 extension and eastern end of parcel) – High 
harm. 
Valley landform in this parcel add to the distinction between settlement and 
countryside. Development of all of parcel P78b would reduce separation from 
urbanising washed-over development Swanley Bar and reduce the contribution 
of the Boltons Park College, nearby land within Parcel 80 and Green Belt to the 
south-west in Hertsmere District. 

Conclusion 
If this site is allocated, the boundary 
should be pulled back towards the 
existing urban boundary with Wain Close 
reducing the size of the site to allow for a 
gap to be maintained between Little 
Heath and Swanley Bar. Green Belt 
boundary for the reduced site should be 
drawn in a south-westerly direction from 
Hawkshead Road towards the southern 
edge of site. Boundary should not project 
any further north than existing 
development located within the gap, to 
the north of Hawkshead Road, using the 
property boundary of the existing 
community (church) building on the 
opposing side of Hawkshead Road as a 
reference point. Western boundary would 
still be weaker than the existing boundary 
but impact on the gap would then be 
limited. 

Significant negatives (– –/ ---- ?) Total: 1 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 
The scale, layout and design of development should seek to 
reduce significant effects on settlement pattern and local 
distinctiveness. 
 
2019 Update: 
Significant negatives (– –/ ---- ?) Total: 2 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness? (x2) 
The site is in an area of moderate-high sensitivity to 
development. The WHBC Green Belt Study Stage 3 (2019) 
scored the site as having a significant contribution to 
maintaining the existing settlement pattern (Local Purpose) 
and a partial contribution to preventing neighbouring towns 
from merging (Green Belt Purpose 2). 

  

Summary 
HELAA: Deliverable within 0-10 years (moderate weight in favour). 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate against). 
GB3 Study (Harm): The site falls within a high harm parcel (P78b) (significant against). 
Green Belt boundary: The reduced site area (as concluded in 2016) has a revised boundary which would allow for a gap to be retained between Little Heath and Swanley Bar and prevent these villages from merging, thus reducing the 
adverse weight attributed to full extent of the promoted site. The new Green Belt boundary would be weaker than the existing boundary (minor against). 
SA: Identifies seven positives, and two negative impacts. , i.e. more than 3 times double positives than double negatives (significant in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate-high (moderate-against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of parcel 78b would result in high harm to the Green Belt. It is considered that development of the whole site BrP7 would reduce the separation from Swanley Bar and reduce the contribution of the Boltons Park 
College, nearby land within P80 and Green Belt to the south-west in Hertsmere District, However, the site area was reduced in the plan, as submitted, to enable the retention of a gap to be maintained between Little Heath and Swanley 
Bar, which would therefore, avoid the merging of these settlements and help to reduce the level of impact. It is also considered that through master-planning new boundaries could be created similar to the existing settlement edge to 
further reduce the extent of any harm It should be noted that Little Heath already adjoins Potters Bar to the south with no resultant impact on the Green Belt to the south. 
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Overall Conclusion 
The assessed P78b (which includes site BrP7) lies within the strategic gap between Hatfield and Potters Bar and development of the parcel would reduce separation between smaller settlements Little Heath and Swanley Bar, this would 
attribute High Harm to the Green Belt. While it is noted that the gap between Swanley Bar and Little Heath already has an urbanised character is it considered that the reduced site area of 3.3ha for BrP7 with a revised boundary would 
allow for a gap to be retained between Little Heath and Swanley Bar, which would reduce the impact on the settlement gap. The site falls within an area of Moderate-High landscape sensitivity, however, it is considered that as the 
reduced site area would have a close association to the existing built development at Little Heath, this would limit the impact on the wider landscape west of Little Heath. The site has significantly more positive sustainable benefits than 
negatives and it is considered that the site’s benefits (at the reduced scale) outweigh any impacts on the Green Belt and therefore on balance the site is considered suitable for allocation. 

Policy Implications 
New Green Belt boundaries need to be established. 
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Draft Local Plan 2016 site reference: HS24 HELAA site reference: LHe1 

Settlement: Little Heath Housing & Employment Land Availability Assessment 

Site location: Land north of Hawkshead Road 
 
Urban/Green Belt: 
Green Belt, except for south-east corner of the site associated with Osborne House Farm. 
PDL/Greenfield: 
Partial PDL/Greenfield. 
Achievable: 
Yes 
Estimated capacity: 
35 dwellings 
Impacts/constraints requiring mitigation: 

• Southern wooded boundary is an ecological constraint and of moderate sensitivity. 
• Grade II Listed Building Osbourne House with 25m. Development could have implications on the setting. 

However if existing hedgerow is retained and reinforced, development should be possible without harm. 
• Rights of access to adjoining property need to be retained 

Delivery timescales: 
1-5 
2019 HELAA Updates: 
None 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Contribution to National Purposes: 
The site makes limited or no contribution to any of the national Green Belt 
purposes 

Existing: 
The existing green belt boundary 
comprises of the urban edge of the 
settlement of Little Heath (strong), 
although the Green Belt boundary 
currently cuts through a number of 
residential properties on the edge of the 
settlement. 
Proposed: 
The western boundary would comprise of 
the boundary to a large dwelling and 
associated buildings, lined by hedgerow 
and trees (strong). Northern boundary 
would comprise of a fence and private 
road/access (weak). 
However, there is potential for a new 
boundary to be formed by following 
property boundaries to the east of the 
site, and incorporating all of Oakleigh, 

Significant positives (++) Total: 7 
4.2: Reduction of greenhouse gas emissions from 
transport (x2) 

Sequential Test result: 
Pass- Site is within Flood 
Zone 1 

Advantages: 
None 

Physical and visual openness: 
Physical Openness High no development, Visual Openness Mixed partly 
enclosed by hedgerow and dwellings 

4.3: Helping to avoid/reduce air pollution: (x2) 
Proximity to employment and services, site is within 
walking distance of Potters Bar Town Centre. 

2019 Update: 
None 

Disadvantages: 
None 

GB3 (Site falls within Parcel 80) Proximity to transport services   
Contribution to Green Belt Purposes It is within 400m of five bus stops.   
Partial Contribution to preventing the merging of neighbouring towns. 
Parcel lies between 1st tier settlements Hatfield and Potters Bar, with about 5km 
gap. There are a number of smaller settlements including Bell Bar Welham 
Green, Brookmans Park, Swanley Bar and Little Heath, limiting separation 
perception. Also, the connecting A1000 and railway reduces perception of 
separation. However, there are blocks of wood to the north of parcel acting as 
separation features. 

5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs: (x2) 
Affordable housing 
Site could deliver 35% affordable housing. 
Dwellings for older people, assumed site could deliver 
20% of dwellings to accessible and adaptable dwellings 

  

Significant contribution to the Safeguarding the countryside from encroachment. 
The land contains the characteristics of open countryside, comprising 
predominantly of arable and grassland fields and is open. With the exception of 

6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments 

  

 

P
age 449



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

the dwellings and the religious building in the far south of the parcel, the parcel 
lacks any urbanising development 
Limited or no contribution to preserving the special character of historic towns. 
(Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios) 
P80b (Release of Stage 2 site Lhe1, including Local Plan allocation HS25) 
Low-Moderate harm 
Open site with grassland paddocks, car park, hardstanding and tracks. Site 
adjacent to large dwelling and religious building beyond. Contained by 
residential fringe to south and east. Release would extend Potters Bar inset 
further along Hawkshead Road. No effect on integrity of wider Green Belt due to 
existing containment. 

Osborne House Farm and other detached 
buildings, which are currently partly within 
the Green Belt, partly within the urban 
area. 
There is now a large new residential 
building directly to the rear of the site to 
the north west with the boundary of the 
garden abutting the site, strengthening 
the boundary for half of the previously 
weak northern edge. However, the 
eastern part of the northern boundary 
remains weak. 

Significant negatives (– –) Total: 1 
4.5: Conservation/enhancement of the borough’s 
character, historic environment, and 
heritage/cultural assets: 
Site is in proximity to a Listed Building. It is within 1km 
of a Historic Park & Garden. 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection of heritage assets and 
good design. 
2019 Update: 
None 

  

Summary: 
HELAA: Deliverable in 0-5 years (significant in favour). 
GB3 Study (Purposes): Site contributes significantly to one national purpose (moderate against). 
GB3 Study (Harm): Site falls within a moderate- low harm sub-parcel P80b (minor against). 
Green Belt boundary: The new Green Belt boundary would be similar in strength to the existing boundary with the exception of the northern boundary of the site which would be weaker. Overall (minor in favour). 
SA: There are more than three times as many double positives as double negatives (significant in favour). 
Flood Risk: Passes the Sequential Test 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of parcel P80b, which contains this site, would result in moderate-low harm. It is considered that development of the site would not have an effect on the integrity of the wider Green Belt due to the existing containment of the 
site. The Green Belt boundary would be largely comparable to the existing boundary and new planting as part of master planning could strengthen any weak areas thus minimising any impacts further. 

Overall Conclusion 
The site has a moderate-low harm rating, with development having no effect on the integrity of the wider Green Belt due to the sites existing containment. The boundaries are mainly strong, as they are surrounded by properties, with a 
new property strengthening part of the northern edge. Where the boundary remains weak, hedgerow or similar could be considered to strengthen it. There are no strategic disadvantages to bringing this site forward and it performed very 
well in the Sustainability Appraisal. The case for this site has been made marginally stronger by reinforcing the north western boundary through the development of new dwellings and the associated reduction in visual impact from 
selected locations. On balance, the site is therefore considered suitable for allocation. 

Policy Implications 
The Green Belt boundary will need to be amended as indicated. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: LHe3 

Settlement: Little Heath Housing & Employment Land Availability Assessment 

Site location: Land south of Hawkshead Road Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
47 Dwellings 
Impacts/constraints requiring mitigation: 

• Proximity to Gobions Registered Historic Park and Garden and Folly Arch, grade II* listed building. 
Green infrastructure is proposed around the site which will provide a buffer between the site and the 
HPG and LB. 

• Adjacent to an Ecosite, the field south of Bolton’s Park. Within 1,800m of Northaw Great Wood SSSI 
• Moderate ecological sensitivity in wooded area. Potential for protected bird species. Retain trees and 

pond or compensate for loss. A stage 1 habitat survey is required to assess value. 
• Waste water upgrades 

Delivery timescales: 
1-5 years 
2019 HELAA Update: 
At the 2016 site selection stage, a reduced site area of circa. 3.3ha was included in the Draft Local Plan 2016 
with an indicative capacity of 100 dwellings. 
In 2019, this larger site (LHe3) of 4.88ha has been submitted for consideration. 
Only 1.58ha of this would be an addition to (an extension of) site HS24/BrP7, which is already included in the 
DLP 2016. 

• contaminated land site and an air quality survey/report may be required at application stage 
• pre-application or pre-determination archaeological assessment required 
• detailed drainage strategy should be submitted with any planning application 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 51): Existing: 
The existing Green Belt boundary 
comprises the settlement edge of Little 
Heath, in the form of garden/property 
boundaries and some buildings 
(moderate/strong). 
Proposed: 
The boundary (as promoted) would 
comprise a tree belt/hedge to the south 
(moderate), Hawkshead Road to the 

Significant positives (++/++?) Total : 7 
4.2 : Reduction of greenhouse gas emissions from 
transport; (x2) 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of Potters Bar Town 
Centre. It is within 400m of seven bus stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 
Site could deliver affordable housing and make provision 
for accessible and adaptable dwellings. 

Sequential Test result: 
Pass - Site is within 
Flood Zone 1 
2019 Update: 
Surface water flooding 
is reduced to virtually 
zero following the 
updated SFRA. 

Advantages: 
Strategic Gap None 
Parcel 51 makes a partial contribution to preventing neighbouring towns from 
merging. The parcel falls within the strategic gap between Hatfield and Potters 
Bar. 
GB2 (BrP7): 

 
Disadvantages 
None 

Contribution to National Purposes:  

Significant for safeguarding the countryside from encroachment.  

Physical and visual openness:  

High physical openness and mixed visual openness.  
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Potential for Cumulative Impact 
Site is connected to Little Heath and is separate from other sites in Brookmans 
Park. It is not related to LHe1 although it is nearby. In combination with other 
sites around Brookmans Park and Welham Green, development of this site 
could have a substantial impact on the strategic gap between Potters Bar and 
Hatfield. This site adjoins Draft Local Plan site HS24 (BrP7). 
GB3 (Site falls within Parcel 78): 
Contribution to Green Belt Purposes 
Partial contribution to preventing neighbouring towns from merging. Parcel 78 
lies between Potters Bar and Hatfield, a number of separating features 
including smaller settlements, blocks of woodland and the railway line and 
A1000 reduces the perception of separation between the 1st tier settlements. 
Significant contribution to safeguarding the countryside from encroachment – 
characteristics of open countryside with open, arable fields. Parcel 78 lacks 
urbanising features and has distinct separation from urban areas. 
Limited or no contribution to preserving the special character of historic towns. 
(Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 78b (sites BrP7 and BrP7 extension and eastern end of parcel) – High 
harm. Valley landform in this parcel add to the distinction between settlement 
and countryside. Development of al of Parcel 78b would reduce separation 
from urbanising washed-over development Swanley Bar and reduce the 
contribution of the Boltons Park College, nearby land within P80 and Green Belt 
to the south-west in Hertsmere District. 

north (moderate) and an open field to the 
west (weak) 
Conclusion 
If this site is allocated, the boundary 
should be pulled back towards the 
existing urban boundary with Wain 
Close, reducing the size of the site to 
allow for a gap to be maintained between 
Little Heath and Swanley Bar. Green Belt 
boundary for the reduced site should be 
drawn in a south-westerly direction from 
Hawkshead Road towards the southern 
edge of site. Boundary should not project 
any further north than existing 
development located within the gap, to 
the north of Hawkshead Road, using the 
property boundary of the existing 
community (church) building on the 
opposing side of Hawkshead Road as a 
reference point. Western boundary 
would still be weaker than the existing 
boundary but impact on the gap would 
then be limited. 

6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/ ---- ?) Total: 1 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement 
pattern. 
Mitigation: 
The scale, layout and design of development should 
seek to reduce significant effects on settlement pattern 
and local distinctiveness. 
2019 Update: 
Significant negatives (– –/ ---- ?) Total: 2 
SA Objective 4.4 Landscape Character has changed 
from minor negative uncertain (-?) to significant negative 
(--). - The site is in an area of moderate-high sensitivity to 
development. The WHBC Green Belt Study Stage 3 
(2019) scored the site as having a significant contribution 
to maintaining the existing settlement pattern (Local 
Purpose) and a partial contribution to preventing 
neighbouring towns from merging (Green Belt Purpose 
2). 

  

Summary: 
HELAA: Deliverable within 0-10 years (moderate weight in favour). 
GB3 Study (Purposes): The site makes a significant contribution to one national and a partial contribution to one national purpose (moderate against). 
GB3 Study (Harm): The site falls within a high harm parcel (P78b) (significant Against) 
Green Belt boundary: The boundaries for the promoted site would be partially weaker than the existing Green Belt boundary, mainly related to the western boundary which, would not be clearly defined (minor against). The full extent 
of the promoted site would fill a significant part of a fragile gap between two villages (moderate against). However, a reduced site area with a revised boundary would allow for a gap to be retained between Little Heath and Swanley Bar 
and prevent these villages from merging, thus reducing the adverse weight attributed to full extent of the promoted site (minor against). The new Green Belt boundary would be weaker than the existing boundary (minor against). 
SA: Identifies seven positives, and two negative impacts. , i.e. more than 3 times double positives than double negatives (significant in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate-high (moderate-against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of Parcel 78b would result in high harm to the Green Belt. It is considered that development of the whole site BrP7 (which includes Draft Local Plan HS24 (BrP7) and LHe3) would reduce the separation from Swanley 
Bar and reduce the contribution of the Boltons Park College, nearby land within Parcel 80 and Green Belt to the south-west in Hertsmere District. However, the site area of BrP7 was reduced in the plan, as submitted, to enable the 
retention of a gap to be maintained between Little Heath and Swanley Bar, which would therefore avoid the merging of these settlements and help to reduce the level of impact. Site LHe3 would extend the existing proposed allocation 
site HS24 and any development would extend the urban area of Little Heath/ Potters Bar northwards reducing the role the parcel plays in preventing the merging of these settlements as well as Potters Bar and Brookmans Park. The 
northern boundary created by LHe3 would comprise of open fields and therefore be weak. Thus opportunity to mitigate any harm further is therefore limited. 
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Overall Conclusion 
The assessed Parcel 78b (which includes site LHe3) lies within the strategic gap between Hatfield and Potters Bar. The site falls within an area of Moderate-High landscape sensitivity and development of the parcel would reduce 
separation between the smaller rural settlements of Little Heath and Swanley Bar, this would also attribute High Harm to the Green Belt. The site would form an extension of the existing proposed allocation HS24 (BrP7). While the 
boundaries of the site LHe3 would be no weaker than the boundaries of the existing proposed allocation HS24, the release of additional Green Belt land in this location would contribute significantly to the coalescence of Little Heath and 
Swanley Bar and the further northern extension of Potters Bar. While the potential benefits of the site outweigh the negative impacts on this site, it is considered that the harm caused by releasing the site from the Green Belt outweighs 
any potential benefits of this development. This site should not be considered for allocation. 

Policy Implications 
None 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: LHe4 

Settlement: Little Heath Housing & Employment Land Availability Assessment 

Site location: Studlands, Hawkshead Road  
2019 Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL 
Achievable: 
Uncertain (only if access constraints can be resolved) 
Estimated capacity: 
12 dwellings 
Impacts/constraints requiring mitigation: 
• Access issues, current access is 3.3m across. Existing dwelling would need to be demolished or 

the site would have to be built in conjunction with LHe5 to alleviate this issue. 
• HCC Ecology note the potential for nesting birds in trees or roosting bats in trees/buildings. A bat 

survey may be needed. 
• Mitigate ecological impacts. 

Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel GB51) 
Strategic Gap 
P51 makes a partial contribution to preventing neighbouring towns from merging 
and contributes to the strategic gap between Hatfield and Potters Bar. 
Site not covered by GB Stage 2 Study 
GB3 (Site falls within Parcel): P80 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of the neighbouring towns. 
Significant contribution to safeguarding the countryside from encroachment - 
land contains the characteristics of open countryside, comprising predominantly 
of arable and grassland fields. 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 80a (Release of land between Little Heath and inset of Swanley Bar) – 
Moderate harm 
The gap between Little Heath and Swanley Bar is too narrow to play a strong 
role in distinction in settlement character. Existing urbanising development 
compromises the countryside character of this gap. 

Existing: 
The existing green belt boundary comprises of 
the urban edge of the settlement of Little 
Heath (strong), although the Green Belt 
boundary currently cuts through a number of 
residential properties on the edge of the 
settlement. 
The washed over village of Swanley Bar 
represents the existing Green Belt. If Swanley 
Bar is inset from the Green Belt, the urban 
edge of the settlement would comprise the 
existing northern Green Belt boundary for the 
purpose of this assessment (strong). 
Proposed: 
The new boundary will comprise of 
established hedgerows (moderate) and 
property boundaries (moderate). 
Conclusion 
The proposed new greenbelt boundaries 
consisting of hedgerows and property 

2019 Update: 
Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas 
emissions from transport? (x2) 
4.3 Avoid and reduce air pollution (x2) 
Within walking distance of Potters Bar Town Centre 
and within 400m of six bus stops on routes 
providing a six day a week service. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6 Provide access to training, skills 
development and lifelong learning to meet 
identified needs 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 0 

2019 Update: 
Sequential Test result: 
Pass – Site is within 
Flood Zone 1 

Advantages: 
None 
Disadvantages: 
None 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

 boundaries would be slightly weaker than the 
existing boundary along Hawkshead Road, but 
the role of the road in this respect is already 
diminished by existing inset development to 
the east which has breached it. 

   

Summary 
HELAA: Deliverable in 1-5 years if made achievable with suitable access (significant in favour). 
GB3 Study (Purposes): The site contributes significantly to one national purpose and a partial contribution to one national purpose (moderate against). 
GB3 Study (Harm): The site falls within moderate harm sub-parcel P80a (minor against). 
Green Belt boundary: New boundary would be slightly weaker than the existing boundary but is clearly defined (minor in favour). 
SA: More than 3 times double positives than double negatives (significant in favour). 
Flood Risk: Site passes the sequential test. 
Strategic Advantages: None. 
Strategic Disadvantages: None 

Calverton Test 
The release of the wider parcel (P80) would result in high harm to the Green Belt. As explained above, the Green Belt Study identifies land to the south of Parcel 80 (P80a) which includes sites LHe4 and LHe5, as having moderate harm, 
if released. It is considered that the gap between Swanley Bar and Little Heath is too narrow to play a strong role in distinction in settlement character and that the contribution to Green Belt purpose is less on the western side than to the 
east where the gap is wider. Existing residential development already compromises countryside character in this gap. To create a well-defined boundary the other areas (including site LHe5, the washed over village of Swanley Bar and 
land between Little Heath and Swanley Bar) are proposed to be inset from the Green Belt. While the development of LHe4 would lead to encroachment into the countryside it is considered that this area is well contained by existing tree 
belts to the north and by Hawkshead Road to the south. If allocated in combination with LHe5 the site would be enclosed. The area of allocation could be reduced to ensure its northern boundary is aligned with the LHe1 site, thus 
minimising impact and ensuring the wider gap between settlements to the east is retained The Green Belt boundary would be slightly weaker than the existing, but with opportunities for strengthening through planting thus helping to 
minimise any impacts. 

Overall Conclusion 
The development of site LHe4 could come forward in the first five years of the plan period if allocated in combination with LHe5 to provide suitable access. It is considered that development of a reduced site area for LHe4 (in combination 
with a reduced site area for LHe5 – refer to template for LHe5) would result in moderate harm to the Green Belt. However, as the parcel is well contained and is located in an area already compromised by residential development it is 
considered that its release would have a limited effect on the integrity of the wider Green Belt. The site has a number of significant sustainable positives and on balance, the site’s benefits outweigh the adverse impacts on the purposes 
of the Green Belt. The Green Belt boundary may be slightly weaker than the existing but with some opportunities for this to be strengthened. The reduced site would measure 0.3ha @ 25dph = dwelling capacity of 8 and on balance is 
considered suitable for allocation 

Policy Implications 
Amend Green Belt boundaries as described above. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: LHe5 

Settlement: Little Heath Housing & Employment Land Availability Assessment 

Site location: Videne 2019 Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Partial 
Achievable: 
Yes 
Estimated capacity: 
51 dwellings 
Impacts/constraints requiring mitigation: 

• Grade II Listed Building Osbourne House within 50m. Development could have implications on the 
setting. However if existing hedgerow is retained and reinforced, development should be possible 
without harm. 

• Onsite pond could have potential ecological significance. 
• Potential for traffic and commercial noise. The site could only be developed if appropriate mitigation 

measures can deliver a residential development with a healthy internal and external environment 
• Southern wooded boundary is a potential ecological constraint and it could be appropriate to consider 

biodiversity offsetting to mitigate impacts. 
Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel GB51) Existing: 
The existing green belt boundary 
comprises of the urban edge of the 
settlement of Little Heath (strong), 
although the Green Belt boundary 
currently cuts through a number of 
residential properties on the edge of the 
settlement. 
The washed over village of Swanley Bar 
represents the existing Green Belt. If 
Swanley Bar is inset from the Green Belt, 
the urban edge of the settlement would 
comprise the existing northern Green Belt 
boundary for the purpose of this 
assessment (strong). 
Proposed: 
The new boundary will comprise of 
established hedgerows (moderate) and 
property boundaries (moderate). 

2019 Update: 2019 Update: Advantages: 
Strategic Gap Significant positives (++/++?) Total: 7 Sequential Test result: None 
P51 makes a partial contribution to preventing neighbouring towns from merging 
and contributes to the strategic gap between Hatfield and Potters Bar. 

4.2: Reduction of greenhouse gas emissions from 
transport; and 

Pass - Site is within 
Flood Zone 1 

 
Disadvantages: 

Site not covered by GB Stage 2 Study 4.3: helping to avoid/reduce air pollution:  None 
GB3 (Site falls within Parcel): P80 
Contribution to Green Belt Purposes 

Site is within walking distance of Potters Bar Town 
Centre. It is within 400m of five bus stops. 

  

Partial contribution to preventing the merging of the neighbouring towns. 
Significant contribution to safeguarding the countryside from encroachment - 
land contains the characteristics of open countryside, comprising predominantly 
of arable and grassland fields. 

5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: 
Site could deliver affordable housing and accessible and 
adaptable dwellings. 

  

Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City) 

6.6: Provision of training, skills development and 
lifelong learning: 

  

Assessment of Potential Harm (relevant scenarios): 
Parcel 80a (Release of land between Little Heath and inset of Swanley Bar) – 
Moderate harm. The gap between Little Heath and Swanley Bar is too narrow to 
play a strong role in distinction in settlement character. Existing urbanising 
development compromises the countryside character of this gap. 

Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 1 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

 Conclusion: 
The proposed new greenbelt boundaries 
consisting of hedgerows and property 
boundaries would be slightly weaker than 
the existing boundary along Hawkshead 
Road, but the role of the road in this 
respect is already diminished by existing 
inset development to the east which has 
breached it. 

4.5 Conserve and enhance the Borough’s character, 
sense of place and local distinctiveness, historic 
environment, heritage and cultural assets, and their 
settings: This site is within 50m of a Grade II Listed 
Building (Osborne House) and between 250m and 1km of 
seven Grade II Listed Buildings, one Grade II* 
Mitigation: SP1: Delivering Sustainable Development- 
heritage assets should be protected and enhanced. 
SADM 15: Heritage – proposals should sustain and 
enhance heritage assets and respect the character, 
appearance and setting of the asset in terms of design, 
scale, materials and impact on key views. 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour). 
GB3 Study (Purposes): The wider parcel makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate against). 
GB3 Study (Harm): Site falls within a moderate harm sub-parcel (P80a) (minor against) 
Green Belt boundary: New boundary would be slightly weaker than the existing boundary but would be clearly defined (moderate against). 
SA: Identifies more than three times as many double positives as double negatives (significant in favour). 
Flood Risk: Site passes the sequential test. 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test: 
The release of the wider parcel (P80) would result in high harm to the Green Belt. As explained above, the Green Belt Study identifies land to the south of P80 (P80a) which includes sites LHe4 and LHe5, as having moderate harm, if 
released. It is considered that the gap between Swanley Bar and Little Heath is too narrow to play a strong role in distinction in settlement character and that the contribution to Green Belt purpose is less on the western side than to the 
east where the gap is wider. Existing residential development already compromises countryside character in this gap. To create a well-defined boundary the other areas (including site LHe4, the washed over village of Swanley Bar and 
land between Little Heath and Swanley Bar) are proposed to be inset from the Green Belt While the development of LHe5 would lead to encroachment into the countryside it is considered that this area is well contained by existing tree 
belts to the north and by Hawkshead Road to the south. If allocated in combination with LHe4 the site would be enclosed. The area of allocation could be reduced to ensure its northern boundary is aligned with the LHe1 site, thus 
minimising impact and ensuring the wider gap between settlements to the east is retained. The Green Belt boundary would be slightly weaker than the existing, but with opportunities for strengthening through planting thus helping to 
minimise any impacts. 

Conclusion: 
The development of site LHe5 could come forward in the first five years of the plan period if allocated in combination with LHe4 to provide suitable access. It is considered that development of a reduced site area for LHe5 (in combination 
with a reduced site area for LHe4 – refer to template for LHe4) would result in moderate harm to the Green Belt. However, as the parcel is well contained and is located in an area already compromised by residential development it is 
considered that its release would have a limited effect on the integrity of the wider Green Belt. The site has a number of significant sustainable positives and on balance, the site’s benefits outweigh the adverse impacts on the purposes 
of the Green Belt. The Green Belt boundary may be slightly weaker than the existing but with some opportunities for this to be strengthened. The reduced site would measure 1.1ha @ 25dph = dwelling capacity of 28 and on balance is 
considered suitable for allocation 

Policy Implications 
Amend Green Belt boundaries as described above. 
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Appendix A 

Site Selection Background Paper 2019 

 

Newgate Street 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: NS1 

Settlement: Newgate Street Housing & Employment Land Availability Assessment 

Site location: Land adjoining Tolmers Park, Carborne Hill 2019 HELAA Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
12 
Impacts/constraints requiring mitigation: 

• Mains foul/combined sewer through the centre of the site, potentially impacting upon layout. 
• Listed buildings within relatively close proximity of the site, (80 and 100 metres) to the north west 
• TPO trees also along the northern boundary also, necessitate a buffer strip of no development to 

mitigate the effects of the Listed Buildings and preventing damage to the trees. 
• Contaminated land assessment potentially required due to adjacent uses of land (agricultural buildings). 

Delivery timescales: 
1-5 years 
Site not considered in 2019 as settlement not inset from the Green Belt. As there is potential to inset Newgate 
Street to the Green Belt the site is assessed in 2019. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel 54: Existing: 
Existing boundary (P93 Inset) Moderate- 
combination of C road and property 
boundaries. 
Proposed: 
Moderate- Again, the new boundary will 
be a combination of C roads and property 
boundaries. This parcel is entirely 
enclosed between existing residential 
development and mature planting and 
with Previously Developed Land to the 
east of the existing tree belt 

2019 SA Update: 2019 Update: Advantages: 
Strategic Gap 
Significant contribution towards safeguarding the countryside and maintaining 
the existing settlement pattern between Brookmans Park and Cuffley. Overall 
the parcel contributes significantly towards 2 Green Belt purposes. 
GB2 (Site was not covered by GB2 study): 
GB3 (Site falls within Parcel 91): 
Contribution to Green Belt Purposes 

Significant positives (++/++?) Total: 4 
4.2 Significantly reduce greenhouse gas emissions from 
transport: Proximity to transport services 
This site is within 400m of bus stops on a route providing a six 
day a week service 
4.3 Avoid and reduce air pollution 
Proximity to transport services: 

Sequential Test 
result: 
Passes the 
Sequential Test. All 
of the site is in Flood 
Zone 1. Low surface 
water flood risk. 

None 
 
Disadvantages: 
None 

Significant for Safeguarding the Countryside from Encroachment. The land 
contains the characteristics of open countryside, being relatively uncontained 
and comprising arable fields. The parcel lacks urbanising development and is 
spatially open. 

This site is within 400m of bus stops on a route providing a six 
day a week service 
5.1 Provide the right amount, type and tenure of housing to 
meet identified local needs x2 

  

Assessment of Potential Harm (relevant scenarios): Affordable housing   
Parcel 91 (all of parcel) – High: The parcel is open and rural, and its release 
would lead to significant encroachment on the countryside. As the parcel slopes 
down from the settlement edge of Newgate Street to the southeast, release of 
the whole parcel would affect the integrity of the wider Green Belt and have an 
urbanising influence on the surrounding countryside. 

Assumed to provide 35% affordable housing 
Dwellings for older people 
Assumed to provide 20% standards for accessible and 
adaptable dwellings 

  

 

P
age 459



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

However, the site in question (NS1) forms a small sub-parcel within the wider 
parcel considered in the Green Belt Study (P91) that is entirely enclosed 
between existing residential development and a mature tree belt. On this basis, 
it is considered that reference is also useful to the parcel in the Green Belt 
Study (P93) that considers the existing settlement of Newgate Street and 
concludes in-setting this settlement would lead to moderate harm. 

 Significant negatives (– –/ (– –?) Total: 2 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness 
Landscape character: 
The site is assessed as being within a high landscape sensitivity 
area. 
Mitigation: 
Proposals should relate well to their surroundings, local 
distinctiveness, wider townscape and landscape. 
4.6 Protect and enhance biodiversity and geodiversity, 
taking into account the impacts of climate change 
The site is within 250m of Old Manor Cottage Area, Newgate 
Street LWS, between 250m and 500m of Tolmers Park LWS 
and is within 500m and 1,000m from Northaw Great Wood SSSI 
an Wood N.of Postern Gate LWS 
Mitigation 
Appropriate protection, enhancement and management of 
ecological assets. Conserve and enhance the borough's natural 
and historic landscape. 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour). 
GB3 Study (Purposes): The wider parcel of land makes a significant contribution to one national purpose (P3) (moderate against) 
GB3 Study (Harm): The parcel as a whole is designated as High harm (Significant against). However given the small size of the site and its enclosed nature, reference is also made to parcel (93) for Newgate Street (moderate)(minor 
against) 
Green Belt boundary: The Green Belt boundary would be similar in strength to the existing boundary - (moderate in favour) 
SA: Site has twice as many significant positives to significant negatives (moderate in favour) 
Flood Risk: Passes the Sequential Test 
Landscape Assessment: moderate – high (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of the parcel P91 would result in high harm to the Green Belt. However, the site itself is a very small sub-parcel within the larger parcel and is entirely enclosed. Therefore any impact on the wider Green Belt is 
considered to be limited. On this basis, the site is adjacent to the parcel assessed in the Green Belt Study for the existing settlement as being moderate. The Green Belt boundary would be of similar strength to the existing given the site 
is lined by a mature tree belt. There would therefore be limited opportunity to minimise the impact any further. 

Overall Conclusion 
The wider parcel would lead to high harm if released, but this site is a very small sub-parcel that is entirely enclosed. Therefore consideration should be given to the fact that this is a small area in the north west corner of the parcel, 
adjacent to the proposed inset boundary (moderate harm) and screened to a large extent by existing landscaping, building and a mature tree belt, and therefore likely to lead to limited impact. However, the settlement is classified as one 
of the lesser sustainable settlements within the Settlement Hierarchy and also falls within a moderate-high parcel in the landscape sensitivity assessment. It is unclear if exceptional circumstances exist to justify a very small level of 
development that would result in it being necessary to inset the settlement as a whole from the Green Belt. On balance, the site is not considered suitable for allocation. 

Policy Implications 
If this site were to come forward, the green belt boundary would need to be amended. The site is also in the north western corner of the suggested gap between Newgate Street and Cuffley. This is due mainly to the fact that there is only 
around 700m between the two settlements at their closest point. However, this site is almost entirely screened by development and mature planting thus minimising any encroachment. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: NS3a 

Settlement: Newgate Street Housing & Employment Land Availability Assessment 

Site location: Tolmers Park Farm 2019 HELAA Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
29 dwellings 
Impacts/constraints requiring mitigation: 
• Potential for contamination across this site due to present/previous agricultural use therefore a 

contamination investigation will be required 
• Priority habitat woodland in eastern part of the site and adjacent to Local Wildlife Site and potential for 

roosting bats and birds to east of the site. Therefore, ecological appraisal required to assess these 
elements 

• There are also SSSI’s within close proximity that will need to be taken into account. 
• Grade II Listed Tolmers Park and Coach and Horses Public House both within 50m of the edge of the 

site. 
Delivery timescales: 
1-5 years 
Site not considered in 2019 as settlement not inset from the Green Belt. As there is potential to inset Newgate 
Street to the Green Belt the site is assessed in 2019. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 54): Existing: 
Moderate strength boundary- minor C 
road to the north and north east. No other 
boundaries would border the proposed 
inset. 
Proposed: 
Moderate/Weak Combination of property 
boundaries, field boundaries and minor 
road. There are however, areas to the 
south west or south east of the site where 
there are no discernible boundaries at 
present. 
Sites NS3b and NS3c are bounded by 
existing mature planting therefore forming 
a stronger boundary. 

2019 Update: 2019 Update: Advantages: 
Strategic Gap Significant positives (++/++?) Total: 5 Sequential Test result: None 
Significant contribution towards safeguarding the countryside and maintaining 
the existing settlement pattern between Brookmans Park and Cuffley. Overall, 
the parcel contributes significantly towards 2 of the 5 Green Belt purposes. 
GB2: 

4.2 Significantly reduce greenhouse gas emissions 
from transport 
Site within 400m of six bus stops 
4.3 Avoid and reduce air pollution 

Passes the Sequential 
Test- site in Flood Zone 
1 

 
Disadvantages: 
None 

Site was not covered by GB2 Study. Site within 400m of six bus stops   
GB3 (Site falls within Parcel 91: 
Contribution to Green Belt Purposes 

5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs (x2) 

  

For the wider parcel: significant for P3- Safeguarding the Countryside from 
encroachment. The land contains the characteristics of open countryside, being 
relatively uncontained and comprising arable fields. The wider parcel lacks 
urbanising development and is spatially open. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 91 (all of parcel) – High: The parcel is open and rural, and its release 
would lead to significant encroachment on the countryside. As the parcel slopes 

Affordable housing: 
Assumed 35% would be affordable accommodation 
5.1 Dwellings for older people: 
20% of dwellings to meet standards for ‘accessible and 
adaptable dwellings’ 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 
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Housing & Employment Land Availability Assessment Green Belt Study Review (Parts 1, 
2 and 3) Green Belt Boundary Appraisal Sustainability 

Appraisal 
Flood Risk 

Sequential Test 

Parcel 91 (all of parcel) – High: The parcel is open and rural, and its release 
would lead to significant encroachment on the countryside. As the parcel slopes 
down from the settlement edge of Newgate Street to the southeast, release of 
the whole parcel would affect the integrity of the wider Green Belt and have an 
urbanising influence on the surrounding countryside. 
However, the site in question (NS3a) forms a small sub-parcel within the wider 
parcel considered in the Green Belt Study (P91) that is PDL and largely 
enclosed, especially if combined with sites NS3b and NS3c that are partly 
bounded by existing residential development and mature planting. On this basis, 
it is considered that reference is also useful to the parcel in the Green Belt 
Study (P93) that considers the existing settlement of Newgate Street and 
concludes in-setting this settlement would lead to moderate harm. 

 This site is within straight line walking distance of local 
education facilities 
Significant negatives (– –/ (– –?) Total: 2 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness 
Landscape character: 
Highly sensitive so could be a significant negative effect 
Mitigation: 
Proposals should relate well to their surroundings, local 
distinctiveness, wider townscape and landscape 
4.6 Protect and enhance biodiversity and 
geodiversity, taking into account the impacts of 
climate change 
Site partially within Old Manor Cottage LWS. 
Mitigation: 
Appropriate protection, enhancement and management of 
ecological assets 
Conserve and enhance the borough’s natural and historic 
landscape. 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour). 
GB3 Study (Purposes): This area contributes significantly to Purpose 3 (moderate against). 
GB3 Study (Harm): Only the whole parcel has been considered in this location which is High Harm. (Significant against) However given the small size of the site and its enclosed nature, reference is also made to parcel (93) for Newgate 
Street (moderate) (minor against). 
Green Belt boundary: The Green Belt boundary will be slightly weaker as there is no discernible boundary to the south/south west, although if combined with NS3b and NS3c that are bounded by mature planting, would be similar to 
existing (minor against). 
SA: There are twice as many significant positives than significant negatives (4: 2) (moderate in favour). 
Flood Risk: Passes the Sequential Test 
Landscape Assessment: moderate – high (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of Parcel 91 would result in High harm to the Green Belt. However, the site in question is a small sub-parcel within P91 and is largely enclosed and consists of hard standings with agricultural buildings of various sizes. 
Whilst these may not be considered ‘permanent’ structures, there is an existing visual and physical lack of openness. New residential use is likely to be less visually prominent than the existing, and this could be further mitigated by 
considering the site in combination with NS3b and NS3c which are largely bounded by mature planting thus minimising any impacts. 

Overall Conclusion 
Whilst development coming forward on the P91 parcel as a whole would lead to high harm, the site in question is largely enclosed and consists of some existing built development. If the site was combined with NS3b and NS3c that are 
partly bounded by mature planting, the boundary would be of similar strength to the existing. However, the settlement is classified as one of the lesser sustainable settlements within the Settlement Hierarchy and also falls within a 
moderate-high parcel in the landscape sensitivity assessment. It is unclear if exceptional circumstances exist to justify a very small level of development that would result in it being necessary to inset the settlement as a whole from the 
Green Belt. On balance, the site is not considered suitable for allocation. 

Policy Implications 
If this site were to come forward, the green belt boundary would need to be amended. The site is also in the north western corner of the suggested gap between Newgate Street and Cuffley. This is due mainly to the fact that there is only 
around 700m between the two settlements at their closest point. However, this site is largely enclosed by development and mature planting thus minimising any encroachment. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: NS3b 

Settlement: Newgate Street Housing & Employment Land Availability Assessment 

Site location: Tolmers Park Farm 2019 HELAA Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL part Greenfield 
Achievable: 
Achievable 
Estimated capacity: 
50 dwellings 
Impacts/constraints requiring mitigation: 

• Potential for contamination across this site due to present/previous agricultural use therefore a 
contamination investigation will be required 

• Priority habitat woodland in eastern part of the site and adjacent to Local Wildlife Site and potential for 
roosting bats and birds to east of the site. Therefore, ecological appraisal required to assess these 
elements 

• There are also SSSI’s within close proximity that will need to be taken into account. 
• Grade II Listed Tolmers Park and Coach and Horses Public House both within 50m of the edge of the 

site. 
Delivery timescales: 
1-5 years 
Site not considered in 2019 as settlement not inset from the Green Belt. As there is potential to inset Newgate 
Street to the Green Belt the site is assessed in 2019. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel 54): Existing: 2019 Update: 2019 Update: Advantages: 
Strategic Gap 
Significant contribution towards safeguarding the countryside and maintaining 
the existing settlement pattern between Brookmans Park and Cuffley. Overall 
the parcel contributes significantly towards 2 of the 5 Green Belt purposes. 
GB2: 
Site was not covered by GB2 Study. 

Inset P93- Moderate- combination of 
minor road and property boundary 
Proposed: 
Moderate- Combination of minor road 
and property/field boundaries and 
existing mature planting 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas emissions 
from transport? 
Proximity of transport services. Site within 400m of six bus 
stops on routes providing a six day a week service. 
4.3 Avoid and reduce air pollution 

Sequential Test 
result: 
Site passes the 
Sequential Test - in 
Flood Zone 1 

None 
 
Disadvantages: 
None 

GB3 (Site falls within Parcel 91): 
The land is partly open, comprising some existing development, open paddocks 
and mature planting. 
Contribution to Green Belt Purposes 

 Proximity of transport services. Site within 400m of six bus 
stops on routes providing a six day a week service. 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness 

  

For the wider parcel: contributes to P3- Safeguarding the countryside from 
encroachment- The land contains the characteristics of open countryside, 
being relatively uncontained and comprising arable fields. The wider parcel 
lacks urbanising development and is spatially open. 

 This site is on mostly previously developed land; therefore a 
significant positive effect is expected although this is 
uncertain until the detailed design of the site is known. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary 

Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Assessment of Potential Harm (relevant scenarios): 
Parcel 91(all of parcel) – 
The parcel is open and rural, and its release would lead to significant 
encroachment on the countryside. As the parcel slopes down from the 
settlement edge of Newgate Street to the southeast, release of the whole 
parcel would affect the integrity of the wider 
Green Belt and have an urbanising influence on the surrounding countryside. 
However, the site in question (NS3b) forms a small sub-parcel within the wider 
parcel considered in the Green Belt Study (P91) that is partly PDL and 
enclosed, especially if combined with sites NS3a and NS3c that are partly 
bounded by existing residential development and mature planting. On this 
basis, it is considered that reference is also useful to the parcel in the Green 
Belt Study (P93) that considers the existing settlement of Newgate Street and 
concludes in-setting this settlement would lead to moderate harm. 

 5.1 Provide the right amount, type and tenure of housing to 
meet identified local needs (x2) 
Affordable Housing-Site can accommodate 35% affordable 
dwellings 
Dwellings for older people: - 20% of dwellings to meet standards 
for ‘accessible and adaptable dwellings’ 
6.6 Provide access to training, skills development and lifelong 
learning to meet identified needs 
Site is within straight line walking distance of local education 
facilities 
Significant negatives (– –/ (– –?) Total: 2 
4.4 Protect and enhance open space and landscape character, 
retaining local distinctiveness 
Landscape Character: Majority of the site has high landscape 
sensitivity 
Mitigation: 
Proposals should relate well to their surroundings, local 
distinctiveness, wider townscape and landscape 
4.6 Protect and enhance biodiversity and geodiversity, taking 
into account the impacts of climate change 
Site partially within Old Manor Cottage Local Wildlife Site 
Mitigation: 
Appropriate protection enhancement and management of ecological 
assets 
Conserve and enhance the borough’s natural and historic 
landscape. 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour). 
GB3 Study (Purposes): Contributes significantly to P3 (moderate against). 
GB3 Study (Harm): Only the whole parcel has been considered in this location which is High Harm. (significant against) However given the small size of the site and its relatively enclosed nature, reference is also made to parcel (93) 
for Newgate Street (moderate) (minor against). 
Green Belt boundary: The amended Green Belt boundary would be a similar moderate strength to existing and is clearly defined (moderate in favour). 
SA: More than twice as many significant positives and negatives (5:2) (moderate in favour). 

Flood Risk: Passes the Sequential Test 
Landscape Assessment: moderate – high (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of Parcel 91 would result in High harm to the Green Belt. However, the site in question is a small sub-parcel within P91 and is largely enclosed and consists of some buildings, open paddocks and mature planting. Any 
impact could be further mitigated by considering the site in combination with NS3a and NS3c which are largely bounded by mature planting thus minimising any impacts. 
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Overall Conclusion 
Whilst development coming forward on the P91 parcel as a whole would lead to high harm, the site in question is largely enclosed and consists of some existing built development and mature planting. If the site was combined with NS3a 
and NS3c that are partly bounded by mature planting, the boundary would be of similar strength to the existing. However, the settlement is classified as one of the lesser sustainable settlements within the Settlement Hierarchy and also 
falls within a moderate-high parcel in the landscape sensitivity assessment. It is unclear if exceptional circumstances exist to justify a very small level of development that would result in it being necessary to inset the settlement as a 
whole from the Green Belt. On balance, the site is not considered suitable for allocation. 

Policy Implications 
If this site were to come forward, the green belt boundary would need to be amended. The site is also in the north western corner of the suggested gap between Newgate Street and Cuffley. This is due mainly to the fact that there is only 
around 700m between the two settlements at their closest point. However, this site is largely enclosed by development and mature planting thus minimising any encroachment. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: NS3c 

Settlement: Newgate Street Housing & Employment Land Availability Assessment 

Site location: Tolmers Park Farm 2019 Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL Part Greenfield 
Achievable: 
Yes 
Estimated capacity: 
69 dwellings 
Impacts/constraints requiring mitigation: 
• Potential for contamination across this site due to present/previous agricultural use therefore a 

contamination investigation will be required 
• Priority habitat woodland in eastern part of the site and adjacent to Local Wildlife Site and potential for 

roosting bats and birds to east of the site. Therefore, ecological appraisal required to assess these 
elements 

• There are also SSSI’s within close proximity that will need to be taken into account. 
• Grade II Listed Tolmers Park and Coach and Horses Public House both within 50m of the edge of the 

site. 
Delivery timescales: 
1-5 years 
Site not considered in 2019 as settlement not inset from the Green Belt. As there is potential to inset Newgate 
Street to the Green Belt the site is assessed in 2019. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel 54): Existing: 
Moderate- Inset P93:Combination of a 
minor road and property boundaries 
Proposed: 
Moderate: Combination of minor road, 
property boundaries and field boundaries- 
, including existing mature planting which 
form a stronger boundary. 

2019 Update: 2019 Update: Advantages: 
Strategic Gap 
Significant contribution towards safeguarding the countryside and maintaining 
the existing settlement pattern between Brookmans Park and Cuffley. Overall 
the parcel contributes significantly towards 2 of the 5 Green Belt purposes. 
GB2: 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas emissions from 
transport? 
Proximity of transport services. Site within 400m of six bus 
stops on routes providing a six day a week service. 

Sequential Test 
result: 
Passes Sequential 
Test- Site entirely 
within Flood Zone 1. 

None 
 
Disadvantages: 
None 

Not covered by GB2 study’. 4.3 Avoid and reduce air pollution   

GB3 (Site falls within Parcel 91) 
Contribution to Green Belt Purposes 

Proximity of transport services. Site within 400m of six bus 
stops on routes providing a six day a week service. 

  

For the wider parcel: contributes to P3- Safeguarding the countryside from 
encroachment- The land contains the characteristics of open countryside, being 
relatively uncontained and comprising arable fields. The wider parcel lacks 
urbanising development and is spatially open. 

5.1 Provide the right amount, type and tenure of housing 
to meet identified local needs (x2) 
Affordable Housing-Site can accommodate 35% affordable 
dwellings 

  

Assessment of Potential Harm (relevant scenarios): Dwellings for older people: 20% of dwellings to meet   
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Parcel 91 (all of parcel). The parcel is open and rural, and its release would lead 
to significant encroachment on the countryside. As the parcel slopes down from 
the settlement edge of Newgate Street to the southeast, release of the whole 
parcel would affect the integrity of the wider Green Belt and have an urbanising 
influence on the surrounding countryside. However, the site in question (NS3c) 
forms a small sub-parcel within the wider parcel considered in the Green Belt 
Study (P91) that is largely enclosed, especially if combined with sites NS3a and 
NS3b that are partly bounded by existing residential development and mature 
planting. On this basis, it is considered that reference is also useful to the parcel 
in the Green Belt Study (P93) that considers the existing settlement of Newgate 
Street and concludes in-setting this settlement would lead to moderate harm. 

 standards for ‘accessible and adaptable dwellings’ 
6.6 Provide access to training, skills development and 
lifelong learning to meet identified needs 
Significant negatives (– –/ (– –?) Total: 2 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness 
Landscape Character: Majority of the site has high 
landscape sensitivity 
Mitigation: 
Proposals should relate well to their surroundings, local 
distinctiveness, wider townscape and landscape 
4.6 Protect and enhance biodiversity and geodiversity, 
taking into account the impacts of climate change 
Site partially within Old Manor Cottage Local Wildlife Site 
Mitigation: 
Appropriate protection enhancement and management of 
ecological assets 
Conserve and enhance the borough’s natural and historic 
landscape. 

  

Summary: 
HELAA: 1-5 years (significant in favour). 
GB3 Study (Purposes): Contributes significantly to 1 purpose (P3) (moderate against). 
GB3 Study (Harm): Only the whole parcel has been considered in this location which is High Harm (significant against). However given the small size of the site and its enclosed nature, reference is also made to parcel (93) for 
Newgate Street (moderate) (minor against). 
Green Belt boundary: The Green Belt boundary would be no weaker than the previously predominantly moderate boundary (moderate in favour). 
SA: More than twice as many significant positives and negatives (5:2) (moderate in favour). 
Flood Risk: Passes the Sequential Test 
Landscape Assessment: moderate – high (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of Parcel 91 would result in High harm to the Green Belt. However, the site in question is a small sub-parcel within P91 and is largely enclosed with mature planting. Any impact could be further mitigated by considering 
the site in combination with NS3a and NS3c which are largely bounded by mature planting thus minimising any impacts. 

Overall Conclusion 
Whilst development coming forward on the P91 parcel as a whole would lead to high harm, the site in question is largely enclosed. If the site was combined with NS3a and NS3b that are largely bounded by mature planting, the boundary 
would be of similar strength to the existing. However, the settlement is classified as one of the lesser sustainable settlements within the Settlement Hierarchy and also falls within a moderate-high parcel in the landscape sensitivity 
assessment. It is unclear if exceptional circumstances exist to justify a very small level of development that would result in it being necessary to inset the settlement as a whole from the Green Belt. On balance, the site is not 
considered suitable for allocation. 

Policy Implications 
If this site were to come forward, the green belt boundary would need to be amended. The site is also in the north western corner of the suggested gap between Newgate Street and Cuffley. This is due mainly to the fact that there is only 
around 700m between the two settlements at their closest point. However this site is largely enclosed by development and mature planting thus minimising any encroachment. 
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Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Cuffley 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 
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Draft Local Plan 2016 site reference: HS27 HELAA site reference: Cuf1 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Land at Meadway Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
30 dwellings 
Impacts/constraints requiring mitigation: 
• Buffer required to Cuffley Brook & ecosite and the railway line. 
• Noise from the railway line 
• Proximity to Wildlife site 
• Proximity to Northaw Great Wood SSSI and Wormley-Hoddesdon Park South SSSI 
• Highway access restricts number of dwellings to 30. 
• Waste water upgrades 
• Potential contamination issues on the eastern parts (former quarry use) may need investigation at 

application stage. 
Delivery timescales: 
6-10 years 
HELAA 2019 Update: 
• Electricity poles run across site that may affect site layout and master-planning to take account of 

easements 
• HCC Highways: Higher dwelling capacity may be possible, as the width of Meadway could be rationalised 

along its width, controls could limit on street parking along it. The Medway/ Station Rd junction impact 
needs consideration at application stage. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 54): Existing 
Mainly property boundaries (Moderate) 
Proposed: 
Established tree belt along western 
boundary (moderate) 
Cuffley Brook and established tree belt 
along north-eastern boundary (moderate) 
Established hedgerow with some gaps 
along southern boundary (moderate) to 
where the site joins with existing 
residential development at the head of 
The Medway. 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions from 
transport (x 2); and 
4.3 : helping to avoid/reduce air pollution (x 2): 
Site is within walking distance of an Employment Area. 
It is within 400m of seven bus stops and 1400m of 
Cuffley Railway Station. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x 2): 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 

Sequential Test result: 
Pass – 99.9% of the site 
falls within Flood Zone 1, 
with the remainder within 
Flood Zones 2 and 3a/b. 
A sequential approach to 
layout that restricts 
development to Flood 
Zone 1 within the site is 
feasible. Therefore, the 
site passes 

Advantages: 
Strategic Gap None 
This parcel is not located within a strategic gap between two 1st tier settlements  

GB2 (Cuf1): Disadvantages: 
Contribution to National Purposes: None 
Significant for safeguarding the countryside from encroachment  

Partial in preventing neighbouring towns from merging – contributes to the gap 
between Potters Bar and the built up area of Broxbourne. It would not result in a 
marked reduction in the physical separation or visual perception of the gap 

 

Partial for checking the unrestricted sprawl of large built up areas of London, 
Luton, Dunstabe and Stevanage 

 

Physical and visual openness:  

High Physical openness  
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Mixed Visual openness views often limited by roadside vegetation and tree 
belts 
GB3 (Site falls within Parcel P89): 
Contribution to Green Belt Purposes 
Partial contribution for preventing neighbouring towns from merging. 
Contributes to the gap between Chesthunt and Potters Bar. Intervening 
settlements of Goffs Oak, Northaw, and Cuffley limit the perception of 
separation of the towns. 
Significant for safeguarding the countryside from encroachment. 
Limited/no contribution for preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 89 (all of parcel, including Cuf1) – Moderate-High 
Parcel/site would result in the encroachment of the countryside in an area that 
is currently free from development. May result in extending urban edge 
towards Goffs Oak and reducing gap between settlements. 
Parcel 89a (Site HS27- Cuf1) – Moderate 
Release would result in the encroachment of the countryside that is currently 
free of development, but it would not extend the boundary of Cuffley further 
east towards Goffs Oak than the existing settlement edge. There is currently 
no clearly defined eastern boundary as it is an open arable field, but a new 
boundary could be created extending the existing urban edge to the south of 
the site and forming a consistent boundary. 

Conclusion: 
The proposed new Green Belt boundary 
formed by the site would be similar in 
strength to the existing boundary and could 
form clearly defined and defensible 
boundaries. 
However, the site boundary would mean 
taking more land out of the Green Belt than 
is absolutely necessary to accommodate 
around 30 dwellings. Allocating the whole 
site would also result in development 
projecting beyond the eastern edge of the 
existing settlement boundary as generally 
defined by rear garden boundaries of 
properties in The Meadway and narrowing 
a fragile gap of less than 1km between 
Cuffley and Goffs Oak. Accordingly, whilst 
north-south physical features at this point 
within the site are absent, in the interests of 
limiting encroachment eastwards, the 
boundary should be drawn north-south 
from the existing settlement edge. To 
create a logical boundary, a minor 
adjustment would be required to the west 
of the site, joining up with the existing 
Green belt boundary in Thrush Lane. 

Site is within walking distance of education 
establishments. 
Significant negatives (– –/(– –?) Total: 1 
4.6: Protection/enhancement of biodiversity and 
geodiversity (--?): 
Site is within 250m of a Local Wildlife Site. 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection/enhancement of 
biodiversity and good design. 
2019 Update: 
No change 

Sequential Test and the 
Exception Test does not 
need to be applied at this 
stage. 
2019 Update: 
No change 

 

Summary: 
HELAA: Deliverable within 0-10 years (moderate in favour). 
GB3 Study (Purposes): The wider parcel covers all of the Site Cuf1 area, plus additional area to the east. This makes a significant contribution to one national purpose, partial contribution to one national purpose and limited/no 
contribution against one national purpose (moderate against). 
GB3 Study (Harm): The release of sub parcel P89a (P89a) is likely to result in moderate harm to the Green Belt, as it will result in the encroachment of the countryside in an area that is currently free of development. However, the 
proposed new eastern boundary will not extend further east than the existing settlement boundary, a new Green Belt boundary could be created that is consistent with the existing boundary to the south of the site and with the gap 
between settlements not significantly eroded. (Minor Against). 
Green Belt boundary: The proposed new Green Belt boundary as formed by the extent of the site would be similar in strength to the existing boundaries and would be clearly defined and defensible. (Moderate in favour). Allocating the 
whole site would however result in development encroaching eastwards beyond the eastern edge of the existing urban boundary, reducing the existing fragile gap between Cuffley and Goffs Oak as described above, if this site is 
allocated, the new Green Belt boundary should be drawn north-south from the existing settlement edge across the site. As this would then have no impact on the fragile gap, although this alternative north-south boundary would not be 
defined by existing physical features on the ground and would need to be defined by post development features (Minor against) 
SA: Identifies 8 positives and 1 negative, i.e. more than three times more double positives than double negatives (Significant in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: low – moderate (moderate in favour). 
Strategic Advantages: None 
Strategic Disadvantages: None 
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Calverton Test 
The release of sub parcel P89a is likely to result in moderate harm to the Green Belt due to the encroachment of the countryside in an area that is currently open and free of development. However, any Green Belt impacts can be 
ameliorated/reduced to the lowest reasonably practical extent as the new Green Belt boundary (drawn north to south) will not extend further east than the existing boundary, and can be designed to form a boundary of comparable quality 
to the existing boundary 

Overall Conclusion 
The scale of development on this site is restricted to 30 dwellings due to highway issues. The site area should also be reduced to ensure a new Green Belt boundary to the east of the proposed site would be clearly defined, and be 
comparable to the existing boundary to the south of the site. The extent of the site’s eastern boundary would be comparable to the existing boundary and could be developed using clear physical features such as tree/landscape planting 
This approach would ensure any impact to the Green Belt is minimised both in terms of the encroachment of the countryside and protecting the gap between Cuffley and Goff’s Oak. 
Cuffley is a sustainable location and the site benefits from good access to public transport, including a railway station, employment and school. On balance, the site’s benefits are considered to outweigh any harm to the Green Belt, with 
any harm capable of being limited and with a new boundary comparable to the existing edge of settlement. Providing the new Green Belt boundary to the East is drawn so as to not permit development any further east of the existing 
urban edge of the settlement, the site is considered suitable for allocation. 

Policy Implications 
If the site is allocated for housing - the Green Belt boundary will need to be amended and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Cuf5 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Land at Northaw Road East Green Belt: 
Green Belt. 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
440 dwellings 
Impacts/constraints requiring mitigation: 
• Nature conservation – presence of protected species and their habitats. 
• Proximity to Northaw Great Wood and Wormley-Hoddesden Park South SSSI 
• Adjacent to an ecosite, so there may be potential for habitat creation and wildlife corridors as part of any 

development. 
• Proximity of two AAS 
• Steeply sloping topography 
• Flood risk – sequential approach to layout and surface water management. 
• Waste water upgrades 
Delivery timescales: 
1-10 years 
HELAA 2019 Update: 
Estimated capacity: 412 (dwellings only) 376 dwellings plus primary school 
• Highway concerns – the impact of additional traffic needs to be considered at the Junction of the B156 and 

Cattlegate & mitigation measures to address over-capacity junction 
• Archaeological assessment should be included with development proposals for the site 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 52): 
Strategic Gap 
Parcel 52 is not located within the strategic gap between two 1st tier settlements. 
GB2 (Cuf5): 
Contribution to National Purposes: 
Significant for safeguarding the countryside from encroachment. 
Partial for checking unrestricted sprawl of large built-up areas of London. 
Physical and visual openness: 
High Physical and Visual openness 
Forms a prominent landform in the landscape. 
Views of central London from the top of the site. 

Existing: 
Moderate– existing green belt boundary 
adjoins the settlement edge of Cuffley, 
comprising of the boundaries of 
residential properties. 
Proposed: 
Western boundary comprises of 
Hempshill Brook and hedgerow, private 
access road and RoW. (Moderate) 
Southern boundary is mixed. B156 in part 
(strong) and field boundary with limited 
trees (Weak) 

Significant positives (++) Total: 7 
4.2 : Reduction of greenhouse gas emissions from 
transport (x 2); and 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of an Employment Area. It 
is within 400m of ten bus stops and 1400m of Cuffley 
Railway Station. 

Pass – 96% of the site 
falls within Flood Zone 1, 
with the remainder within 
Flood Zones 2 and 3a/b. 
A sequential approach to 
layout that restricts 
development to Flood 
Zone 1 within the site is 
feasible. Therefore, the 
site passes the 
Sequential Test and the 
Exception Test does not 

Advantages: 
Provides an opportunity 
to deliver a new primary 
school (although would 
need to be considered 
on the basis of overall 
growth and primary 
school capacity for 
Cuffley and in Goffs 
Oak). 
Possibility of GP surgery 
(subject to viability) 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB3 (Site falls within Parcel P87): 
Contribution to Green Belt Purposes 
The parcel makes a partial contribution to preventing the merging of 
neighbouring towns. It lies between the settlements of Cheshunt to the east and 
Potters Bar to the south west. 
Makes a significant contribution to safeguarding the countryside from 
encroachment. The land contains the characteristics of open countryside, being 
predominantly uncontained and comprising of arable fields. The land is open, 
containing no urbanising development, and slopes down from a ridge at the 
urban edge, marking a strong distinction between settlement and countryside. 
Limited or no contribution to preserving the setting of historic towns as the land 
forms little or no part of the setting of Welwyn Garden City and does not 
contribute to its special character. 
Assessment of Potential Harm (relevant scenarios): 
Parcel P87 - release of the parcel as a whole or in part including sites Cuf4, 
Cuf5, Cuf7, Cuf10 and Cuf12 would result in high harm. The parcel is open and 
rural in character and strongly distinct from Cuffley which slopes down 
eastwards from the parcel edge. 
Its release would reduce the perceived separation between the 1st tier 
settlements of Cheshunt to the east and Potters Bar to the southwest as well as 
the perceived separation between Cuffley and Potters Bar. 
A new Green Belt boundary within or bordering the parcel would be weaker than 
the current ridge crest inset boundary. 

Northern boundary – established tree belt 
– (Moderate)– 
Conclusion: 
A new Green Belt boundary within or 
bordering the parcel would be weaker 
than the current ridge crest inset 
boundary. 
The irregular shape of the site would 
protrude out into open countryside and 
make it difficult to retain land to the north 
(Cuf4) within the Green Belt within the 
context of forming logical boundaries. 

5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 
Site could deliver affordable housing and make provision 
for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –) Total: 3 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness 
(x2): Site has high landscape sensitivity. The WHBC 
Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern 
Mitigation: Development of site should conform to Local 
Plan policies related to the protection of open spaces. 
The scale, layout and design of development should seek 
to reduce significant effects on landscape character and 
local distinctiveness. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of a Local Wildlife Site. 
Mitigation: Development of site should conform to Local 
Plan policies related to the protection/enhancement of 
biodiversity and good design. 
 
2019 Update: 
Significant negatives (– –) Total: 2 
SA Objective 4.4 Retaining Local Distinctiveness has 
changed from significant negative (--) to minor negative (- 
). 

 
need to be applied at 
this stage.Surface water 
flow route runs east-west 
across part of the site. A 
sequential approach to 
layout and the use of 
sustainable drainage 
systems (SuDS) could 
be used to suitably 
manage surface water 
flood risk to, within and 
from the site. 

2019 Update: 

No change 

Disadvantages: 
None 
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Summary: 
HELAA: The site could come forward within 10 years of the plan period (moderate in favour). 
GB3 Study (Purposes): Parcel makes a significant contribution to one national Green Belt purpose (moderate against) The site has high levels of physical and visual openness and due to its steep and prominent topography; parts of 
the site are highly visible within the wider landscape. The site is located within a parcel which makes a significant contribution towards checking unrestricted sprawl of large built up areas of London. It also forms a group with other sites, 
which cumulatively if developed would have a greater impact on the strategic gap between Potters Bar and Cheshunt. This site, along with others in this strategic parcel, has made a valuable contribution in checking urban sprawl. If the 
whole site were allocated, it would partially weaken the role of the site within the strategic parcel, reducing the visual perception of settlement separation and leaving other land to the north (Cuf4) more vulnerable to development. 
The site makes a significant contribution to one national green belt purpose and a partial contribution to another (moderate against) 
GB3 Study (Harm): The release of the parcel either in whole or in part would result in high harm (significant against) 
Green Belt boundary: A new green belt boundary within or bordering the parcel would be weaker than the current ridge crest inset boundary (moderate against). 
SA: More than two times more double positives than double negatives (moderate in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: moderate - high (moderate against). 
Strategic Advantages: Possible primary school/GP surgery provision (subject to availability) (moderate in favour) 
Strategic Disadvantages: None 

Calverton Test 
The release of the parcel, either in whole or in part would result in high harm. The parcel is open and rural in character and strongly distinct from Cuffley which slopes down eastwards from the parcel edge. The parcel makes a significant 
contribution to protecting the countryside from encroachment. The creation of a new green belt boundary within or bordering the parcel would be weaker than the current ridge crest inset boundary. It is not possible to reduce or mitigate 
the harm that would result from releasing the entire site from the green belt. 

Overall Conclusion 
The parcel is open and rural in character and strongly distinct from Cuffley which slopes down eastwards from the parcel edge and the impact of releasing of this site in whole or in part would be high. The site falls within a moderate – 
high landscape sensitivity classification. If the site were allocated, it would weaken the role of the site within the strategic parcel, reducing the visual perception of settlement separation and leaving other land to the north (Cuf4) more 
vulnerable to development. It would also reduce the separation between the Tier 1 settlements of Cheshunt to the east and Potters Bar to the southwest. Overall, the role that this site makes to the purposes of the Green Belt and the 
harm that its release would cause is not outweighed by the benefits of the site and the site should not be considered for allocation 

Policy Implications 
None – no change to Green Belt boundary 
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Draft Local Plan 2016 site reference: HS28 HELAA site reference: Cuf6 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Land at Northaw Road East, EN6 4HW Urban/Green Belt: 
Green Belt  

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
121 dwellings (updated based on submitted application) 
Impacts/constraints requiring mitigation: 
• Railway noise 
• Overhead HV power lines (National Grid) will require an easement corridor either side. 
• Flood risk sequential approach to layout and surface water flow management. 
• Proximity to Northaw Great Wood SSSI and Wormley-Hoddesden Park South SSSI 
• Nature conservation buffer with railway bank and southern woody boundary. 
• Waste water upgrades 
Delivery timescales: 
6-10 years 
2019 HELAA Update: 
The estimated capacity and delivery timescale is updated as above. 

 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 53): Existing: 
Formed by the settlement 
edge of Cuffley, comprising 
of the boundaries of 
residential properties in 
South Drive -Moderate 
Proposed: 
Public footpath, tree belt and 
hedgerow to the south 
eastern boundary – 
Moderate 
Hedge/tree belt to boundary 
of Cuffley School - Moderate 
Conclusion: 
New Green Belt boundary 
formed by the site would be 
clearly defined and similar in 
strength to the existing 
boundary. 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions 
from transport (x2); and 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of an Employment 
Area. It is within 400m of four bus stops and 1400m 
of Cuffley Railway Station. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local needs 
(x2): 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/--?) Total: 0 
2019 Update: 
No change 

Sequential Test result: 
Pass – Site is within Flood 
Zone1 
Surface water flow route 
runs north-south in the 
center of the site. A 
sequential approach to 
layout and the use of 
sustainable drainage 
systems (SuDS) could be 
used to suitably manage 
surface water flood risk to, 
within and from the site. 
2019 Update: 
No change 

Advantages: 
Strategic Gap None 
This parcel is not located within a strategic gap between two tier settlements  

GB2 (Site: Cuf6): Disadvantages: 
Contribution to National Purposes: None 
Partial to checking unrestricted sprawl of large built areas of London  

Significant for safeguarding the countryside from encroachment  

Partial in preventing neighboring towns from merging – contributes to the gap between 
Potters Bar and the built up area of Broxbourne. It would not result in a marked reduction in 
the physical separation or visual perception of the gap 

 

Physical and visual openness:  

High Physical openness - Mixed Visual openness very visible from the road but screened in 
the south west by trees. 

 

GB3 (Site falls within Parcel P88):  

Contribution to Green Belt Purposes  

Partial for preventing neighboring towns from merging - Contributes to the gap between 
Cheshunt and Potters Bar. Although there are large open spaces and separating features, 
the smaller intervening settlements between these towns limit the perception of separation 
and make the gap relatively fragile. 
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Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

Significant for safeguarding countryside from encroachment. Contains characteristics of open 
countryside, mainly uncontained arable fields and largely lacks urbanizing developments. 
Limited or no contribution for preserving the special character and character of Historic towns 
(Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 88 (all of parcel) – Moderate- high 
The parcel is largely open, rural in character. Release of this site would lead to 
encroachment on the countryside and the surrounding Green Belt. It would reduce the 
perceived gap between Cheshunt and Potters Bar. No recognizable features exist to define 
the eastern boundary. 
Parcel 88c (i.e. Site Cuf6) – Moderate 
Site is open, rural and would result in encroachment of countryside. However, release would 
not extend urban area further downslope to south and would not reduce perceived 
separation between Cheshunt and Potters Bar. Adjacent school, which is already developed 
and well contained, makes a weak contribution and could also be released to create a well- 
defined boundary with the railway to the east. 
P88d (school, Cuf6, Cuf3) – Moderate. 
Release of the school site (P88a) would result in low harm, as this is contained. If this was 
released with Cuf3, Cuf6, it would result in development of open rural land, without 
significantly affecting the integrity of the wider Green Belt. If these sites were released this 
would create a well-defined boundary. 

The adjacent school site 
would also need to be 
released to ensure a well- 
defined boundary, along the 
railway line 

   

Summary: 
HELAA: Deliverable within 6-10 years (moderate in favour) 
GB3 Study (Purposes): The wider parcel (P88) makes a significant contribution to one national Green Belt purpose partial contribution to one national purpose and a limited/no contribution to one national purpose (moderate against) 
GB3 Study (Harm): The release of the smaller sub parcel P88c that covers all of the area of site Cuf6 reduces the Green Belt harm to moderate as it would not reduce the perceived separation between towns; and would result in a well- 
defined eastern boundary formed by railway, assuming the adjacent school site is also released from the Green Belt (moderate against) 
Green Belt boundary: New Green Belt boundary would be similar in strength to the existing and clearly defined, forming a logical, defensible boundary (moderate in favour). 
Sustainability Appraisal: Seven positives and no significant negatives identified (significant in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: low – moderate (moderate in favour). 
Strategic advantages: None 
Strategic disadvantages: None 

Calverton Test 
Site Cuf6 forms a relatively small part of P88 that would result in Moderate (P88c) harm to the Green Belt. However, the release of this site will not reduce the perceived separation between Cheshunt and Potters Bar and does not 
extend the urban area of Cuffley further downslope to the south. Overall, the potential release of the site will result in a well-defined, defensible Green Belt boundary; including on the eastern boundary that will be formed by a railway line, 
if the school site is released in conjunction with this. Therefore opportunities for mitigating any impact of releasing this site are good. 

Overall Conclusion 
The site is located in a sustainable settlement with good access to public transport including a railway station and employment opportunities and is adjacent to an existing school sites. Whilst the impact to the Green Belt is moderate, 
allocating the site does not extend the urban edge southwards or reduce the perceived separation between settlements and with opportunity to create a well-defined Green Belt boundary. On balance, the site’s benefits are considered to 
outweigh the harm to the purposes of the Green Belt. The site is considered suitable for allocation 

Policy Implications 
The Green Belt boundary will need to be amended as indicated. 
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Draft Local Plan 2016 site reference: HS30 HELAA site reference: Cuf7 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Wells Farm, Northaw Road East Urban/Green Belt: 
Greenbelt 
PDL/Greenfield: 
Part PDL 
Achievable: 
Yes 
Estimated capacity: 
75 dwellings 
Impacts/constraints requiring mitigation: 

• Proximity of AAS 
• Proximity to Northaw Great Wood SSSI and Wormley-Hoddesden Park South SSSI 
• Potential contaminated land 
• Site specific flood risk assessment would be required at planning application stage. SUDs design would 

need to take specific account of topography of the area to manage overland flows. 
• Waste water upgrades 

Delivery timescales: 
6-10 years 
2019 HELAA Update: 
None 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within parcel 52): Strategic Gap Existing: 
Formed by the settlement edge of 
Cuffley, comprising of the 
boundaries of residential properties - 
Moderate 
Proposed: 
Northern and eastern boundary 
would comprise of fragmented tree 
belt/hedgerow - Weak 
Western boundary comprises of 
private access road, adjacent to 
Hempshill Brook – Moderate 
Southern boundary would comprise 
of Northaw Road East (B156)-Strong 
Comments: 
Given its separation from the 
settlement boundary, it would not be 

Significant positives (++) Total: 8 
4.2 : Reduction of greenhouse gas emissions 
from transport; and (x2) 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of an Employment 
Area. It is within 400m of six bus stops and 
1400m of Cuffley Railway Station. 

 
4.4 : Previously Developed Land: 
Site identified as Previously Developed Land 

 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local 
needs: (x2) 
Site could deliver affordable housing and make 
provision for Lifetime Homes. 

 
6.6: Provision of training, skills development 
and lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: 
Pass - 84% of the site falls 
within Flood Zone 1, with the 
remainder within Flood Zones 2 
and 3a/b. A sequential 
approach to layout that restricts 
development to Flood Zone 1 
within the site is feasible. 
Therefore, the site passes the 
Sequential Test and the 
Exception Test does not need 
to be applied at this stage. 
Surface water flow route and 
ponding also coincides with 
areas of fluvial flood risk within 
the site. A sequential approach 
to layout and the use of 
sustainable drainage systems 
(SuDS) 

Advantages: 
Parcel 52 is not located within a strategic gap between two 1st tier settlements. None 
GB2 (Site Cuf7):  

Contribution to National Purposes: Disadvantages: 
Does not contribute significantly to any National Purpose but partially to 
checking sprawl of large built up areas of London , preventing neighboring 
towns from merging (within a strategic gap between Potters Bar and Cheshunt) 
and safeguarding the countryside from encroachment. 

None 

Physical and visual openness:  

Mixed levels of physical openness with development on site and mixed visual 
openness, with mixed levels of enclosure and potential views across the valley. 

 

GB3 (Site falls within Parcel P87 including sites Cuf4, 5,7,10,12):  

Contribution to Green Belt Purposes  

Partial for preventing neighboring towns from merging – Contributes to the gap 
between Cheshunt and Potters Bar. No connecting features, but intervening 
smaller settlements such as Cuffley lie between these towns limiting the 
perception of separation and make the gap relatively fragile. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Significant contribution for safeguarding the countryside from encroachment – 
Contains characteristics of: open countryside, uncontained arable fields, no 
urbanizing development, with slopes down a ridge from the urban edge. This 
marks a clear distinction between the settlement and countryside. 
Limited or no contribution for preserving the special character of historic towns 
(Welwyn Garden City). 
Assessment of Potential Harm ( relevant scenarios) 
P87 (Release of all/part of parcel)- High 
The parcel is open, rural in character and strongly distinct from Cuffley, which 
slopes down eastwards from the parcel edge. It would reduce the perceived 
separation between: Cheshunt and Potters Bar, as well as between Cuffley and 
Potters Bar. It would result in a weaker boundary than current ridge crest. 

logical to release Cuf7 as an isolated site 
by itself From the Green Belt and 
therefore additional land would need to 
be released to form a defensible Green 
Belt boundary. A site Cuf12 has been 
promoted as an alternative option to 
Cuf5. 
Conclusion: 
Potential to form a new, defensible Green 
Belt boundary by combining Cuf7 with 
part of Cuf12 (refer to Cuf12). 

Significant negatives (– –/--?) Total: 0 
 
2019 Update: 
Significant positives (++/++?): Total 7 
SA Objective 4.4 Previously Developed Land 
– the Council has now identified that the site 
consists only partly of previously developed 
land, therefore the likely effect has changed 
from significant positive uncertain (++?) to 
minor positive uncertain (+?). 
Significant negatives (– –/--?) Total: 1 
5.1 Protecting, enhancing open space, 
landscape character and retaining local 
distinctiveness 
Site has a moderate – high landscape 
sensitivity and could have a significant effect 
on landscape character. 
Mitigation: Development should conform to 
Local Plan policies regarding landscape 
character and design. The scale, layout and 
design of development should seek to 
reduce significant effects on landscape 
character and local distinctiveness 

could be used to suitably 
manage surface water flood risk 
to, within and from the site. 
2019 Update: 
Site area that falls within FZ1 
increases to 87%. 

 

Summary: 
HELAA: Deliverable in 6-10 years (moderate in favour) 
GB3 Study (Purposes): Parcel makes a significant contribution to one national purpose, a partial contribution to one national purpose and a limited/no contribution to one national purpose (moderate against). 
GB3 Study (Harm): The wider parcel has an open rural character, with a prominent topography. The release of this site is likely to result in high harm to the Green Belt due to its impact on the encroachment of the countryside, gap 
between settlements and resulting in a weaker boundary (Significant against). 
Green Belt boundary: Given its separation from the settlement boundary, it would not be logical to release Cuf7 as an isolated site by itself from the Green Belt and therefore additional land would need to be released to form a 
defensible Green Belt boundary (significant against). However, the potential exists to form a new, defensible Green Belt boundary by combining Cuf7 with part of Cuf12 (refer to Cuf12) 
SA: Site has seven significant positives and one significant negative impacts (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: moderate - high (moderate against). 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
Site Cuf7, forms a small part of part of a significantly larger parcel P87. The release of this larger parcel would result in high harm to the Green Belt due to factors like its potential impact on the open rural character of the area, the 
perceived gap between settlements, encroachment of the countryside and weakening the boundary 
To minimise the potential impacts of the release of the significantly smaller parcel, Cuf7, which includes some previously developed land, on the purposes of the Green Belt, additional land of site Cuf12 would need to be considered for 
potential release, which is within the gap between the edge of this and existing settlement edge. This would entail the creation of a new northern boundary for Cuf12 between the settlement edge and Cuf7, which would form a new 
northern Green Belt boundary and will need to be clearly defined by a new tree/landscape belt. Whilst the southern and western boundaries would be defined the B156 and a Brook/private Lane, retrospectively. This would help 
protect/maintain the fragile gap between towns, prevent further encroachment of the countryside and preserve the open rural character of the wider area. 
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Overall Conclusion 
Site Cuf7 forms part of a significantly larger parcel (P87) and forms part of the open rural character of Cuffley which would lead to high harm to the Green Belt. The site falls within a moderate – high parcel within the landscape sensitivity 
parcel. It is located outside of the existing settlement boundary that is formed by a crest ridge. The potential exists to form a new, defensible Green Belt boundary by combining Cuf7 with part of Cuf12 (refer to Cuf12). Restricting 
development to the frontage with the B156 essentially joining Cuf7 to the urban boundary with Cuffley with part of Cuf12 presents a more acceptable opportunity to define a new Green Belt boundary. 

 
Cuffley is a sustainable location for development, offering a range of services and facilities and employment opportunities and the site is within proximity of good public transport connections and a primary school. Provided a reduced part 
of Cuf12 is allocated (see Cuf12), on balance, the benefits of Cuf7 means that the site is considered suitable for allocation. 

Policy Implications 
Amend the Green Belt boundary as indicated alongside a reduced area of Cuf12 and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Cuf10 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: North west of Cuffley Hills Farm Urban/Green Belt: 
Green belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
32 dwellings 
Impacts/constraints requiring mitigation: 
• Adjacent to a Wildlife site 
• Presence of protected species (ecosite). 
• Adjacent to Ancient Woodland 
• Proximity of AAS 
Delivery timescales: 
1-5 years 
NB: Cuf10 is a sub-parcel of a larger site Cuf4 
HELAA 2019 Update: 
• Records show sand and gravel reserves under Cuf10 and opportunistic extraction would be encouraged 

should useable minerals be uncovered during any development workings. 
• Potential capacity of 32 dwellings on the 2019 promoted site area of 1.6ha at 20dph 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 52): Existing: 
Formed by The Ridgeway (the B157) - 
Strong 
Proposed: 
No definable boundary on the ground to 
the west – Weak 
Hedgerow forming boundary to Cuffley 
Hills Farm to the south-east - Weak 
Ancient woodland to the north – Strong. 
Conclusion: 
Overall, the proposed boundaries would 
be weaker than the existing boundary and 
boundaries would only be partially 
definable by physical features 
Development of this site would result in 
further ribbon development to the south of 
The Ridgeway 

Significant positives (++) Total: 7 
4.2 : Reduction of greenhouse gas emissions from 
transport; and (x2) 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of an Employment Area. It 
is within 400m of four bus stops and 1400m of Cuffley 
Railway Station. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 
Site could deliver affordable housing and make provision 
for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements. 

Pass – Site is within 
Flood Zone 1 

None 

GB2 Sequential Test result: Disadvantages: 
Contribution to National Purposes 2019 Update: None 
Site was not covered by GB2 study No change  

GB3 (Site falls within Parcel P87)   

Contribution to Green Belt Purposes   

The parcel makes a partial contribution to preventing the merging of 
neighbouring towns. It lies between the settlements of Cheshunt to the east and 
Potters Bar to the south west. The settlements are located within approximately 
6.5km of each other across the parcel. 

  

The smaller settlements of Goff’s Oak, Northaw and most notably Cuffley lie 
between the first tier settlements thereby limiting the perception of separation. 

  

Makes a significant contribution to safeguarding the countryside from 
encroachment. The land contains the characteristics of open countryside, being 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

predominantly uncontained and comprising of arable fields. The land is open, 
containing no urbanising development, and slopes down from a ridge at the 
urban edge, marking a strong distinction between settlement and countryside. 
Limited or no contribution to preserving the setting of historic towns as the land 
forms little or no part of the setting of Welwyn Garden City and does not 
contribute to its special character. 
Assessment of Potential Harm (relevant scenarios): 
Parcel P87 - release of the parcel as a whole or in part including sites Cuf4, 
Cuf5, Cuf7, Cuf10 and Cuf12 would result in high harm. The parcel is open and 
rural in character and strongly distinct from Cuffley which slopes down 
eastwards from the parcel edge. 
Its release would reduce the perceived separation between the 1st tier 
settlements of Cheshunt to the east and Potters Bar to the southwest as well as 
the perceived separation between Cuffley and Potters Bar. 
A new Green Belt boundary within or bordering the parcel would be weaker than 
the current ridge crest inset boundary. 

 Significant negatives (– –) Total: 3 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
Site has medium-high landscape sensitivity. The WHBC 
Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: Development of site should conform to Local 
Plan policies related to the protection of open spaces. The 
scale, layout and design of development should seek to 
reduce significant effects on landscape character and local 
distinctiveness. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of a Local Wildlife Site. 
Mitigation: Development of site should conform to Local 
Plan policies related to the protection/enhancement of 
biodiversity and good design. 
2019 Update: 
Significant negatives (– –) Total: 2 
SA Objective 4.4 Retaining Local Distinctiveness has 
changed from significant negative (--) to minor negative (-). 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour) 
GB3 Study (Purposes) Cuf10 forms part of a larger site, Cuf4. This site makes a significant contribution to one national purpose, and a partial contribution to another green belt purpose; the steep topography of this site means it is 
highly visible and forms a prominent landform in the landscape. Development would be highly visible in the wider landscape (moderate against). 
GB3 Study (Harm) The release of the parcel either in whole or in part would result in high harm (significant against) 
Green Belt boundary: The proposed boundaries would be weaker than the existing boundary and boundaries would only be partially definable by physical features (significant against) 
SA: More than two times more double positives than double negatives (moderate in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: moderate - high (moderate against). 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the parcel, either in whole or in part would result in high harm. The parcel is open and rural in character and strongly distinct from Cuffley which slopes down eastwards from the parcel edge. The parcel makes a significant 
contribution to the national green belt purpose of protecting the countryside from encroachment. The creation of a new green belt boundary within or bordering the parcel would be weaker than the current ridge crest inset boundary. It is 
not possible to reduce or mitigate the harm that would result from releasing the site from the green belt. 

Overall Conclusion 
The release of this site would cause high harm to the green belt and falls within a moderate – high landscape sensitivity classification. The steep topography of this site means it is highly visible and forms a prominent landform in the 
landscape. Development would be highly visible in the wider landscape The new green belt boundary would be weaker than the existing and would only be partially definable by physical features. Development of this site would result in 
further ribbon development south of The Ridgeway. This site should NOT be considered for allocation. 

Policy Implications 
None – no change proposed to the green belt boundary. 
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Draft Local Plan 2016 site reference: HS29 HELAA site reference: Cuf12 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Land at Northaw Road East, EN6 4LZ 
 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
75 dwellings (See Cuf12a for additional promoted area) 
Impacts/constraints requiring mitigation: 
• Proximity to Northaw Great Wood SSSI and Wormley-Hoddesden Park South SSSI 
• Proximity of AAS 
• A specific flood risk assessment would be required at planning application stage (if all of Cuf12 is 

allocated), SUDs design would need to take specific account of topography to manage overland flows. 
• Transport Assessment and Travel Plan required. 
• Waste water upgrades. 
Delivery timescales: 
6-10 years 
HELAA 2019 Update: 
• Topography of site may impact the design, layout and scale of development. A site specific landscape 

sensitivity assessment may be required, at planning application stage 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 52): Existing: 
Formed by the settlement edge of 
Cuffley, comprising of the boundaries of 
residential properties - Moderate. 
Proposed: 
South west boundary would comprise of 
fragmented tree belt/hedge – Weak 
South east boundary formed by Northaw 
Road East –Strong 
Western boundary formed by private 
access road adjacent to Hempshill Brook 
– Moderate 
There is no definable northern boundary 
on the ground - Weak 
Comment: Amended boundary would be 
weaker than existing, with no physical 
features on the ground to define the 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions from 
transport (x2) : 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of an Employment Area. It is 
within 400m of six bus stops and 1400m of Cuffley Railway 
Station. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs (x2): 
Site could deliver affordable housing and make provision 
for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education establishments. 

Pass – All of the 
proposed allocation 
Site HS29 (Cuf12) 
falls within FZ1. 
2019 Update: 
No change. 

Advantages: 
Strategic Gap 
Parcel 52 is not located within the strategic gap between two 1st tier settlements. 

Possibility of GP surgery 
(subject to viability). 

GB2 (Note: Cuf12 forms part of Cuf5)  

Contribution to National Purposes: Disadvantages: 

Significant for safeguarding the countryside from encroachment None 

Partial to checking unrestricted sprawl of large built areas of London  

Physical and visual openness:  

High Physical and Visual openness  

Forms a prominent landform in the landscape.  

GB3 (Site falls within Parcel P87, which included sites Cuf4, 5,7,10,12):  

Contribution to Green Belt Purposes  

Partial for preventing neighbouring towns from merging – Contributes to the gap 
between Cheshunt and Potters Bar. No connecting features, but intervening 
smaller settlements (e.g. Cuffley) between these towns limit the perception of 
separation and make the gap relatively fragile. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Significant contribution for safeguarding the countryside from encroachment – 
Contains characteristics of: open countryside, uncontained arable fields, no 
urbanizing development, and slopes down a ridge from the urban edge. 
Limited or no contribution for preserving the special character of historic towns 
(Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios) 
P87 (Release of all/part of parcel)- High 
The parcel is open, rural in character and strongly distinct from Cuffley and 
slopes down from the urban edge towards the south west. It would reduce the 
perceived separation between: Cheshunt and Potters Bar, as well as between 
Cuffley and Potters Bar. The new Green Belt boundary would be weaker than 
the current ridge crest inset boundary. 

extensive northern boundary. 
Conclusion: 
A reduced site area formed of the infill 
area between Cuf7 and the existing 
settlement boundary would form a more 
logical and defensible boundary. Whilst 
the northern boundary of a reduced site 
would still not be defined by existing 
physical features, the area concerned 
would be significantly less than the full 
length of the northern boundary promoted 
for the whole of Cuf12. 

Significant negatives (– –/– –?) Total: 2 
4.4: Protection/enhancement of open space and 
landscape character:, retaining local distinctiveness 
(x2) 
Site has a high landscape character sensitivity. The WHBC 
Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection of open spaces. The scale, layout 
and design of development should seek to reduce 
significant effects on landscape character and local 
distinctiveness. 
2019 Update: 
Significant negatives (– –/– –?) Total: 1 
SA Objective 4.4 Retaining Local Distinctiveness has 
changed from significant negative (--) to minor negative (-). 

  

Summary: 
HELAA: Deliverable within 6-10 years (moderate in favour) 
GB3 Study (Purposes): The reduced area of Site Cuf12 forms a relatively small part of parcel P87. The wider parcel makes a significant contribution to one national purpose, a partial contribution to one national purpose and a limited/no 
contribution to one national purpose (moderate against). 
Green Belt boundary: Overall, new Green Belt boundaries formed by Cuf12 would be predominately weaker than the existing boundary and the long northern boundary of Cuf12 would not be defined by physical features (significant 
against). However, a reduced site area formed of the infill area between Cuf7 and the existing settlement boundary would form a more logical boundary, restricting development to the frontage with the B156. The northern boundary of a 
smaller infill site would still not be defined by existing physical features but the area concerned would be significantly less than the full length of the northern boundary associated with Cuf12. 
GB3 Study (Harm): The wider parcel P87 has a distinct open rural character, with a prominent topography. The release of this is likely to result in high harm to the Green Belt due to its impact on the encroachment of the countryside, 
gap between settlements and result in a weaker boundary (Significant against). It should be noted that HS29 (Cuf12) is small part of this (south) parcel, with a relatively less prominent topography. When site’s northern Green Belt 
boundary is established, it will be relatively enclosed between the urban edge and the existing/future new development on adjacent Site Cuf7. Hence, Site Cuf12 is likely to result in a lower level of harm, than wider P87. 
SA: Seven significant positives and one significant negatives identified. This is more than three times more double positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: moderate - high (moderate against). 
Strategic Advantages: Possibility of GP surgery (subject to viability) (minor in favour). 
Strategic Disadvantages: None 

Calverton Test 
Site Cuf12, forms a small part of a significantly larger parcel P87 that if released would result in high harm to the Green Belt due to factors noted above. However, the potential impacts of the release of site Cuf12 on the purposes of/harm 
to the Green Belt can be minimised (compared to P87), as a smaller area is being proposed for release with a less prominent topography and within an area that will be relatively enclosed, already effected by urban influences and 
development will be restricted to the infill area between Cuf7 and the existing settlement boundary. The new northern boundary should not extend beyond that of Cuf7, defined by a new landscape/tree belt that can form a defensible 
boundary and replicate the existing settlement edge. Therefore, the potential harm to Green Belt, in terms of its openness, permanence and rural character will be minimised. 

Overall Conclusion 
The larger site Cuf12a has an open rural character, with a prominent topography, on the edge of the settlement boundary of Cuffley. The release will result in high harm to the Green Belt and a potential adverse impact the landscape of 
the wider area and the site falls within a moderate – high parcel within the landscape sensitivity study. However, significantly reducing the site area released will help minimise any potential impacts and maximize the opportunity for 
mitigation. The reduced site area has the potential to deliver 75 dwellings. Cuffley is a sustainable location for development with good public transport connections including a railway station and offering employment opportunities. On 
balance, the adverse impact on the Green Belt is minimised by reducing the area proposed. By restricting development to the frontage with the B156 as an infill site between Cuf7 and the existing urban boundary with Cuffley would have 
much less impact and on this restricted basis only, the site is considered suitable for allocation for 75 dwellings. 

Policy Implications 
Amend Green Belt boundary as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Cuf12a 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Land at Northaw Road East, EN6 4LZ Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
139 dwellings 
Impacts/constraints requiring mitigation: 
• Proximity to Northaw Great Wood SSSI and Wormley-Hoddesden Park South SSSI 
• Proximity of AAS 
• A specific flood risk assessment would be required at planning application stage, SUDs design would need 

to take specific account of topography to manage overland flows. 
• Transport Assessment and Travel Plan required. 
• Waste water upgrades 
Delivery timescales: 
6-10 years 
HELAA 2019 Update: 
• Steep topography may impact the design, layout and scale of development. A site specific landscape 

sensitivity assessment may be required, at planning application stage, 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 52): Existing: 
Formed by the settlement edge of 
Cuffley, comprising of the boundaries of 
residential properties - Moderate. 

 
Proposed: 
South west boundary would comprise of 
fragmented tree belt/hedge – Weak 
South east boundary formed by Northaw 
Road East –Strong 
Western boundary formed by private 
access road adjacent to Hempshill Brook 
– Moderate 
There is no definable northern boundary 
on the ground - Weak 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions 
from transport (x2): and 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of an Employment 
Area. It is within 400m of six bus stops and 1400m of 
Cuffley Railway Station. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local needs 
(x2): 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning (++?): 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 2 

Sequential Test result: 
Pass - 98% of the site falls 
within Flood Zone 1, with 
the remainder within Flood 
Zones 2 and 3a/b. A 
sequential approach to 
layout that restricts 
development to Flood Zone 
1 within the site is feasible. 
Therefore, the site passes 
the Sequential Test and 
the Exception Test does 
not need to be applied at 
this stage. 
2019 Update: 
No change 

Advantages: 
Strategic Gap 
Parcel 52 is not located within the strategic gap between two 1st tier settlements. 

Possibility of GP surgery 
(subject to viability). 

GB2 (Note: Cuf12a forms part of Cuf5)  

Contribution to National Purposes: Disadvantages: 

Significant for safeguarding the countryside from encroachment. None 

Partial to checking unrestricted sprawl of large built areas of London.  

Physical and visual openness:  

High Physical and Visual openness.  

Forms a prominent landform in the landscape that is visible from the wider area.  

GB3 (Site falls within Parcel P87, which includes sites Cuf4, 5,7,10,12):  

Contribution to Green Belt Purposes:  

Partial for preventing neighboring towns from merging – Contributes to the gap 
between Cheshunt and Potters Bar. No connecting features, but intervening 
smaller settlements (e.g. Cuffley) between these towns limit the perception of 
separation and make the gap relatively fragile. 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Significant contribution for safeguarding the countryside from encroachment 
– Contains characteristics of: open countryside, uncontained arable fields, no 
urbanizing development, and slopes down a ridge from the urban edge. 
Limited or no contribution for preserving the special character of historic 
towns (Welwyn Garden City). 
Assessment of Potential Harm ( relevant scenarios) 
P87 (Release of all/part of parcel, including Sites Cuf4,5,7,10,12)- High 
The parcel is open, rural in character and strongly distinct from Cuffley and 
slopes down from the urban edge towards the south west. It would reduce 
the perceived separation between, Chesthunt and Potters Bar, as well as 
between Cuffley and Potters Bar. The new Green Belt boundary would be 
weaker than the current ridge crest inset boundary. 

Comment: Above analysis of proposed 
boundaries, assumes Site Cuf12a is an 
addition to proposed Site allocation 
HS29 (Cuf12), which was considered in 
2016. Overall, Amended boundary 
would be weaker than existing, with no 
physical features on the ground to 
define the extensive northern boundary. 
Conclusion: 
A reduced site area formed of the infill 
area between Cuf7 and the existing 
settlement boundary would form a more 
logical and defensible boundary. Whilst 
the northern boundary of a reduced site 
would still not be defined by existing 
physical features, the area concerned 
would be significantly less than the full 
length of the northern boundary 
promoted for the whole of larger Cuf12 
area (promoted in 2016). 

4.4: Protection/enhancement of open space and 
landscape character (x2) 
Site has a high landscape sensitivity. The WHBC Green Belt 
Review indicates the site contributes significantly to 
maintaining settlement pattern. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection of open spaces. The scale, layout and 
design of development should seek to reduce significant 
effects on landscape character and local distinctiveness. 
2019 Update: 
Significant negatives (– –/– –?) Total: 1 
SA objective 4.4 Landscape Character: This indicates that 
Cuf12 has a moderate – landscape sensitivity and 
development could have a significant adverse effect on the 
landscape character, based upon the 2019 Landscape 
Sensitivity Assessment (--? x 1) 

  

Summary: 
HELAA: Deliverable within 6-10 years (moderate in favour) 
GB3 Study (Purposes): Cuf12a forms part of Cuf5, both of which fall within a larger Green Belt parcel P87. This wider parcel makes a significant contribution to one national purpose, a partial contribution to one national purpose and a 
limited/no contribution to one national purpose. It also forms a group with other sites, which cumulatively, if developed would have a greater impact on the strategic gap between Potters Bar and Cheshunt. This site, along with others in 
this strategic parcel, has made a valuable contribution. Overall, the role that this parcel makes to the purposes of the Green Belt is weighted (moderate against). 
GB3 Study (Harm): The wider parcel has a distinct open rural character, with a prominent topography. The release of this is likely to result in high harm to the Green Belt due to its impact on the encroachment of the countryside, gap 
between towns and result in a weaker boundary (Significant against). 
Green Belt boundary: Overall, new Green Belt boundaries formed by Cuf12a would be predominately weaker than the existing boundary and the long northern boundary of it would not be defined by physical features (significant 
against). 
SA: Seven significant positives and one significant negatives identified. This is more than three times more double positives than double negatives (significant in favour). 
Flood Risk: Passes the sequential test. 
Strategic Advantages: Possibility of GP surgery (subject to viability) (potentially - minor in favour). 
Strategic Disadvantages: None 

Calverton Test 
Site Cuf12a is a relatively large site that falls within a larger parcel (P87) that if released would result in high harm to the Green Belt due to factors noted above. The release of a smaller parcel extending westwards from site Cuf7 offers 
improved opportunities for reducing and mitigating any impact on the Green Belt. This is considered separately under Cuf12. 

Overall Conclusion 
Site Cuf12a is a large site that has an open rural character, with a prominent topography, on the edge of the settlement boundary of Cuffley. The release will result in high harm to the Green Belt and a potential adverse impact the 
landscape of the wider area. Whilst Cuffley is a sustainable location for development, the site contributes to high levels of physical and visual openness and is prominent in the landscape. On balance, the adverse impact of allocating the 
site to the Green Belt are not outweighed by any benefits. This site should NOT be considered for allocation although a smaller parcel (Cuf12) is considered separately. 

Policy Implications 
None 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Cuf15 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Adjacent King George V playing fields 
 
 
2019 HELAA Update: 

 

 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
176 dwellings 
Impacts/constraints requiring mitigation: 
• SuDS required for surface water management 
• Archaeological Assessment at planning application or pre-determination stage 
• Preliminary Ecological Assessment 
• Network Rail advise Asset protection measures will need to be applied 
• Noise survey and report likely to be required at planning application stage due to proximity to railway 
• The overhead National Grid powerline which crosses the site will require an easement corridor either side 
• Wastewater upgrades 
Delivery timescales: 
1-10 years 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 53): Existing: 
The adjacent site (Cuf6) is proposed for 
release from the Green Belt for 
allocation in the Draft Local Plan. The 
altered Green Belt boundary would 
comprise the public footpath, tree belt 
and hedgerow (moderate), railway 
embankment (strong) and Northaw 
Road East (strong) 
Proposed: 
Hempshill Brook to the south 
(moderate), railway embankment to the 
east (strong) 

2019 SA Update: 
Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas 
emissions from transport? (x2) 
The site is within walking distance of Sopers 
Road Employment Site. 
The site is within 400m of four bus stops and 
within 1400m of Cuffley train station. 
4.3 Avoid and reduce air pollution (x2) 
The site is within walking distance of Sopers 
Road Employment Site. 
The site is within 400m of four bus stops and 
within 1400m of Cuffley train station. 
5.1 Provide the right amount, type and 
tenure of housing to meet identified local 
needs? (x2) 

Sequential Test result: 
Pass - 90% of the site falls 
within Flood Zone 1, with the 
remainder within Flood Zone 2 
and 3. A sequential approach to 
layout that restricts 
development to Flood Zone 1 
within the site is feasible. 
2019 Update: 
No change. 

Advantages: 
Strategic Gap None. 
The parcel does not fully separate neighbouring 1st tier settlements.  

Site was not covered by GB2 study. Disadvantages: 
GB3 (Site falls within Parcel 88): None. 
Contribution to Green Belt Purposes  

Partial contribution to preventing the merging of neighbouring towns – the parcel 
lies between Cheshunt and Potters Bar. Goff’s Oak, Northaw and Cuffley lie 
between these settlements, limiting the perception of separation. The gap 
between these settlements is relatively fragile but there are still large areas of 
open land between the towns preventing coalescence. 

 

Significant contribution to safeguarding the countryside from encroachment – the 
land contains characteristics of open countryside, predominantly contained and 
comprising arable fields. The parcel is open and lacks urbanizing development. 

 

Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City). 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Assessment of Potential Harm (relevant scenarios): 
P88 (release of the parcel as a whole) – moderate-high 
The parcel is largely open and rural in character. Release of the parcel would 
reduce the perceived separation between the tier 1 settlements of Cheshunt and 
Potters Bar. 

 The site could deliver affordable housing and 
make provision for accessible and adaptable 
dwellings. 
6.6 Provide access to training, skills 
development and lifelong learning to 
meet identified needs 
The site is within straight line walking 
distance (1400m) of local education facilities. 
Significant negatives (– –/– –?) Total: 0 

  

Summary: 
HELAA: Deliverable within 1-10 years (moderate in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate against) 
GB3 Study (Harm): Parcel 88 is moderate-high harm (moderate against) 
Green Belt boundary: New Green Belt boundaries would be similar in strength to the existing boundary and would be clearly defined (moderate in favour) 
SA: Identifies seven significant double positives and no significant double negatives (significant in favour) 
Flood Risk: Site passes the sequential test, although a site-specific Flood Risk Assessment would be required to assess the risk posed from the Ordinary Watercourse 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
The release of Cuf15 would result in moderate-high harm to the Green Belt. A reduced developable area to exclude land to the south within Flood Zone 2 and 3 will limit the area of release, minimising the harm to the openness of the 
Green Belt. The impacts on the Green Belt can be mitigated through the provision of a defensible new Green Belt boundary of similar strength to the existing urban edge of Cuffley, using existing permanent landscape features. 

Overall Conclusion 
Development of Cuf15 would result in encroachment on the countryside and the surrounding Green Belt. However development of the site would not extend the settlement edge further than the proposed allocated sites Cuf7 and Cuf12 
which lie directly opposite. A new Green Belt boundary could be established which could follow the line of the proposed allocated site Cuf7 and be similar in strength to the existing boundary. The Green Gap Assessment 2019 notes that 
Cuf15 would extend the edge of Cuffley south to Northaw Brook however it would not pose any threat to the gap between Cuffley and Crews Hill. The developable area is reduced to exclude land within Flood Zone 2 and 3 and to provide 
a woodland buffer 
Cuffley is a sustainable location for development offering good public transport connectivity, services and facilities and employment opportunities and the site is close to a primary school. It is considered that any impact on the Green Belt 
can be successfully mitigated. On balance the site is considered suitable for allocation. 

Policy Implications 
Amend the Green Belt boundary to form clearly defined and defensible boundaries. 
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Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Northaw 
 
For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection process and are large enough 

to be allocated (10 or more in towns, 5 or more in villages) have been considered. 
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Draft Local Plan 2016 site reference: N/A HELAA site reference: Nor13 

Settlement: Northaw Housing & Employment Land Availability Assessment 

Site location: Land at Park Farm 2019 HELAA Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
10 dwellings 
Impacts/constraints requiring mitigation: 
• Electricity pylons run across part of site 
• Either adjoins some or is close to Wildlife sites. 
• Key issues is potential harm to heritage/conservation assets – this has resulted in a reduced developable area of the 

site 
• Contaminated land survey would be required at planning application stage if site allocated 
• Potential for noise/air quality issues due to proximity of B156 would require investigation/survey and mitigation. 
Delivery timescales: 
1-5 years 

 
 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel GB51): Existing: 
The site is currently washed over by 
the green belt – no existing 
boundary 
If it was proposed to inset Northaw 
from the Green Belt a new green belt 
boundary would comprise: 
B156 – strong 
Property boundaries - moderate 
Woodland – moderate/strong 
Vineyards Road – C- road - 
moderate 
Proposed boundary if site 
released: 
North – B156 – strong 
East – farm track – weak 
South – tree belt – moderate 
West – tree belt – moderate 

2019 Update: 2019 Update: Advantages: 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements. 
However it contributes (with GB45, 48 & 50) to the strategic gap between 
Hatfield and Potters Bar. 
GB2: 

Significant positives (++/++?) Total: 4 
4.2 Significantly reduce greenhouse gas emissions from transport: 
4.3 Avoid and reduce air pollution: 
Site is within 400m of bus stops on a route providing a six day a week 
service. 

Site falls within FZ1 
and passes the 
sequential test. 

None 
 
Disadvantages: 
None 

Site was not covered by GB2 study 
GB3 (Site falls within Parcel P84): 

5.1 Provide the right amount, type and tenure of housing to meet 
identified local needs: 

  

Contribution to Green Belt Purposes 
The parcel lies between the settlements of Cheshunt to the east and 
Potters Bar to the south west. It makes a partial contribution to preventing 
the merging of neighbouring towns 

Dwellings for older people: The site provides the capacity for up to 10 
homes and therefore assumes the site would include 20% of dwelling to 
meet Building Regulations Part M4 (2) standards for 'accessible and 
adaptable dwellings' (or updated equivalent). 

  

The parcel makes a significant contribution to safeguarding the countryside 
from encroachment. The land contains the characteristics of open 
countryside, comprising arable fields, as well as pasture, horse paddocks, 
meadows and playing fields. There is no significant urbanising 

6.6 Provide access to training, skills development and lifelong 
learning to meet identified needs: 
The site is within straight line walking distance (1,400 m) of education 
establishments 

  

development within the parcel, and visual openness across the valleys 
increases perception of this area as countryside that is distinctly separate 
from the urban fringe of Cuffley and from 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary 

Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

ridge top development in Northaw Limited or no contribution to preserving 
the setting and special character of historic towns. 
Assessment of Potential Harm (relevant scenarios): 
Release of the parcel as a whole or in part, in association with the insetting 
of Northaw (P85) would result in high harm. 
The parcel is open and rural, therefore its release would lead to 
encroachment on the countryside. As the parcel slopes down from the 
settlement edge of Northaw to the northeast, southeast and south, any 
significant settlement expansion would weaken the distinction between ridge 
top settlement and open valley sides, weakening the integrity of the wider 
Green Belt and diminishing settlement gaps. It is assumed that if the parcel 
was to be released, it would be released in conjunction with Parcel 85. 

 Significant negatives (– –/ (– –?) Total: 4 
4.4 Protect and enhance open space and landscape character, 
retaining local distinctiveness: (x2) 
Landscape character: The site is assessed as having a moderate – high 
landscape sensitivity and therefore could have a significant negative 
effect on landscape character. 
The WHBC Green Belt study 2019 scored the site as having a significant 
contribution to the local purpose and a partial contribution to a national 
green belt purpose. 
Mitigation: 
Proposals should relate well to surroundings, local distinctiveness, wider 
townscape and landscape. 
4.5 Conserve and enhance the Borough’s character, sense of place 
and local distinctiveness, historic environment, heritage and cultural 
assets, and their settings: 
Adjacent to Northaw Conservation Area, a number of Grade II Listed 
Buildings, and a Grade II* Listed Building. 
Mitigation: 
Development proposals should accord with Local Plan policies to sustain 
and enhance heritage assets and respect the character, appearance and 
setting of the asset in terms of design, scale, materials and impact on key 
views. 
4.6 Protect and enhance biodiversity and geodiversity, taking into 
account the impacts of climate change: 
The site is adjacent to Northaw Brook Pastures LWS and within 250m of 
Park Road Pastures LWS, Hook Wood LWS and Grassland by Hook 
Copse LWS; 
Mitigation: 
Appropriate protection, enhancement and management of ecological 
assets. Conserve and enhance the borough’s natural landscape. 

  

Summary: 
HELAA: Site could come forward for development within 1-5 years of the Plan period (significant in favour). 
GB3 Study (Purposes): Parcel makes a partial contribution to one of the national green belt purposes and a significant contribution to another (moderate against). 
GB3 Study (Harm): The release of this parcel in whole or in part, in association with the insetting of Northaw Parcel 85 would cause high harm (significant against). 
Green Belt boundary: New green belt boundary would be predominately weaker and not clearly defined (moderate against). 
SA: Less than twice as many double positives than double negatives (minor in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: moderate – high (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 
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Calverton Test 
The release of the parcel as a whole or in part, in association with the insetting of Northaw Parcel 85 would result in high harm to the green belt. The parcel is open and rural, therefore its release would lead to encroachment on the 
countryside. As the parcel slopes down from the settlement edge of Northaw to the northeast, southeast and south, any significant settlement expansion would weaken the distinction between ridge top settlement and open valley sides, 
weakening the integrity of the wider Green Belt and diminishing settlement gaps. Whilst the level of development proposed is very modest (10 dwellings for each option), the Green Belt Study does not identify any sub-parcels that would 
reduce the scale of impact. Nonetheless, it may be possible to mitigate the impact for a very small scale of development. However, allocating the site would also necessitate the insetting of the settlement as a whole, and this is not 
considered appropriate for such a small scale of development. 

Overall Conclusion 
The release of this parcel would cause high harm to the green belt. It is not possible to mitigate the harm that would result from the release of this land from the green belt. The new green belt boundary would be predominately weaker 
and not clearly defined. The site also falls within a moderate – high parcel within the landscape sensitivity study. The settlement falls within one of the lowest tiers within the Settlement Hierarchy. Whilst the scale of growth proposed is 
very low, it would be necessary to inset the settlement as a whole from the Green Belt, which is not considered to be justified to support such a small scale of growth. On balance, any advantages of bringing forward this site do not 
outweigh the harm that would be caused to the green belt. It is concluded that this site should not be considered for allocation. 

Policy Implications 
None. 

P
age 491



Draft Local Plan 2016 site reference: xxxxx HELAA site reference: Nor13a 

Settlement: Northaw Housing & Employment Land Availability Assessment 

Site location: Land at Park Farm 2019 HELAA Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL/Greenfield 
Achievable: 
Yes 
Estimated capacity: 
10 dwellings 
Impacts/constraints requiring mitigation: 

• Electricity pylons run across part of site 
• Either adjoins or is close to Wildlife sites. 
• Bat roosts noted within Park Farm Complex 
• Key issues is potential harm to heritage/conservation assets – this has resulted in a reduced 

developable area of the site 
• Contaminated land survey would be required at planning application stage if site allocated 
• Potential for noise/air quality issues due to proximity of B156 would require investigation/survey and 

mitigation. 
Delivery timescales:1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel GB51): Existing: 2019 Update: 
Significant positives (++/++?) Total: 4 
4.2 Significantly reduce greenhouse gas emissions from 
transport: 
4.3 Avoid and reduce air pollution: 
Site is within 400m of bus stops on a route providing a six day 
a week service. 
5.1 Provide the right amount, type and tenure of housing 
to meet identified local needs: 
Dwellings for older people: The site provides the capacity for 
up to 10 homes and therefore it is assumed the site would 
include 20% of dwelling to meet Building Regulations Part M4 
(2) standards for 'accessible and adaptable dwellings' (or 
updated equivalent). 
6.6 Provide access to training, skills development and 
lifelong learning to meet identified needs: 

2019 Update: Advantages: 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements. However it 
contributes (with GB45, 48 & 50) to the strategic gap between Hatfield and 
Potters Bar. 
GB2: 

The site is currently washed over by the 
green belt – no existing boundary 
If it is proposed to inset Northaw from the 
Green Belt a new green belt boundary 
would comprise: 

Entire site is in Flood 
Zone 1 
Passes the sequential 
test. 

None 
 
Disadvantages: 
None 

Site was not covered by GB2 study B156 – strong   

GB3 (Site falls within Parcel P84): Property boundaries - moderate   

Contribution to Green Belt Purposes Woodland – moderate/strong   

The parcel lies between the settlements of Cheshunt to the east and Potters Bar 
to the south west. It makes a partial contribution to preventing the merging of 
neighbouring towns 

Vineyards Road – C- road - moderate 
Proposed boundary if site released: 
North – B156 – strong 

  

The parcel makes a significant contribution to safeguarding the countryside from 
encroachment. The land contains the characteristics of open countryside, 
comprising arable fields, as well as pasture, horse paddocks, meadows and 
playing fields. There is no significant urbanising 

East –fragmented tree belt– weak 
South – tree belt – moderate 
West – tree belt – moderate 
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Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

development within the parcel, and visual openness across the valleys 
increases perception of this area as countryside that is distinctly 
separate from the urban fringe of Cuffley and from ridge top 
development in Northaw 
Limited or no contribution to preserving the setting and special 
character of historic towns. 
Assessment of Potential Harm (relevant scenarios): 
Release of the parcel as a whole or in part, in association with the 
insetting of Northaw (Parcel 85) would result in high harm. 
The parcel is predominantly open and rural, therefore its release would 
lead to encroachment on the countryside, apart from the site 
extension. As the parcel slopes down from the settlement edge of 
Northaw to the northeast, southeast and south, any significant 
settlement expansion would weaken the distinction between ridge top 
settlement and open valley sides, weakening the integrity of the wider 
Green Belt and diminishing settlement gaps. It is assumed that if the 
parcel was to be released, it would be released in conjunction with 
Parcel 85. 

 The site is within straight line walking distance (1,400 m) of education 
establishments 
Significant negatives (– –/– –?) Total: 4 
4.4 Protect and enhance open space and landscape character, 
retaining local distinctiveness: (x2) 
Landscape character: The site is assessed as having a moderate – high 
landscape sensitivity and therefore could have a significant negative effect 
on landscape character. 
The WHBC Green Belt study 2019 scored the site as having a significant 
contribution to the local purpose and a partial contribution to a national 
green belt purpose. 
Mitigation: 
Proposals should relate well to their surroundings, local distinctiveness, 
wider townscape and landscape. 
4.5 Conserve and enhance the Borough’s character, sense of place 
and local distinctiveness, historic environment, heritage and cultural 
assets, and their settings: 
This site is adjacent to BEV9 to BEV13 Conservation Area, a number of 
Grade II Listed Buildings, and one Grade II* Listed Building. 
Mitigation: 
Proposals should sustain and enhance heritage assets and respect the 
character, appearance and setting of the asset in terms of design, scale, 
materials and impact on key views. 
4.6 Protect and enhance biodiversity and geodiversity, taking into 
account the impacts of climate change: 
The site is adjacent to Northaw Brook Pastures LWS and within 250m of 
Park Road Pastures LWS, Hook Wood LWS and Grassland by Hook 
Copse LWS; 
Mitigation: 
Appropriate protection, enhancement and management of ecological 
assets. Conserve and enhance the borough’s natural landscape. 

  

Summary: 
HELAA: Site could come forward for development within 1-5 years of the Plan period (significant in favour). 
GB3 Study (Purposes): Parcel makes a partial contribution to one of the national green belt purposes and a significant contribution to another (moderate against). 
GB3 Study (Harm): The release of this parcel in whole or in part, in association with the insetting of Northaw P85 would cause high harm (significant against). 
Green Belt boundary: New green belt boundary would be predominately weaker and not clearly defined (moderate against). 
SA: Less than twice as many double positives than double negatives (minor in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: moderate – high (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 
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Calverton Test 
The release of the parcel as a whole or in part, in association with the insetting of Northaw P85 would result in high harm to the green belt. The parcel is predominantly open and rural, with some agricultural and residential development 
in the eastern part of the site. Therefore its release would lead to encroachment on the countryside for the majority of the site. As the parcel slopes down from the settlement edge of Northaw to the northeast, southeast and south, any 
significant settlement expansion would weaken the distinction between ridge top settlement and open valley sides, weakening the integrity of the wider Green Belt and diminishing settlement gaps. It is not possible to mitigate the high 
harm that would be caused by the release of this parcel. 

Overall Conclusion 
The release of this parcel would cause high harm to the green belt. The new green belt boundary would be predominately weaker and not clearly defined. The site also falls within a moderate – high parcel within the landscape sensitivity 
study. The settlement falls within one of the lowest tiers within the Settlement Hierarchy. Whilst the scale of growth proposed is very low, it would be necessary to inset the settlement as a whole from the Green Belt, which is not 
considered to be justified to support such a small scale of growth. On balance any advantages of bringing forward this site do not outweigh the harm that would be caused to the green belt. It is concluded that this site should not be 
considered for allocation. 

Policy Implications 
None. 
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Site Selection Background Paper 2019 

 
 
 
 
 
 

Rural South 
 

For Rural South, no sites passed Stages 1 and 2 of the Site Selection process and therefore no sites have been considered further in 
the Sites Selection Background Paper. 
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CPPP January 2020 (Appendix A - Part 3) 

 

 

Appendix B 

Site Selection Background Paper 2019 

 

 

Appendix B contains maps for each settlement or area indicating additional sites proposed 

for allocation, sites not selected, sites below the allocation threshold, Draft Local Plan 

2016 sites and the existing Green Belt boundary 
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Table 7.1: Site Selection Methodology – Overview of key stages of the site 

selection process  

 

Selection 

Stage 
Description 

Number of Sites 

that meet criteria Reference 

Input Output 

 

 

1 

Preparation of HELAA 

 

High Level Assessment 

 

Call for sites – notification of sites to Council 

from land owners, site promoters and 

interested parties 

 

HELAA Stage 1: High level assessment to 

test conformity with Local Plan Strategy or 

Environmental Constraints, in particular to 

filter sites out where:   

 

 The site is wholly located within Flood 

Zone 3 

 The site is not contiguous with an urban 

settlement boundary around an 

excluded settlement (unless large 

enough to create a new sustainable 

village – 1,000 dwellings) 

 The site is smaller than 0.25 ha or has 

been promoted for <5 dwellings 

 The site does not adjoin one of the 7 

washed over villages identified in the 

2019 Green Belt Study 

 

144 

112 

(32 sites 

failed at 

Stage 1) 

HELAA 

2019 

 

 

2 

Preparation of HELAA 

 

Assessment of Suitability/ Availability/ 

Achievability  

 

HELAA Stage 2: Identify pool of ‘potential’ 

development sites based on high level 

assessment of ‘suitability, availability, 

achievability and deliverability’. Estimated 

developable area and initial site capacity 

estimates are established at this stage, in 

particular: 

 

112 

73 (36 

sites failed 

Stage 2 

and 3 

sites were 

withdrawn) 

HELAA 

2019 
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3 

Detailed Assessment  

 

More detailed ‘filter’ of sites against a 

range of more detailed assessment criteria 

on a site-by-site basis, in particular: 

 

 Green Belt Harm and Green Belt 

Boundaries 

 Sustainability Appraisal  

 Consideration of flood risk and the 

sequential test 

 strategic advantages/ disadvantages  

 strategic infrastructure requirements 

and cumulative impacts  

 identification of indicative site 

capacities (i.e. either the capacity 

identified at Stage 1, or a refined 

capacity in light of any matters 

identified at Stage 2 such as Green 

Belt harm) 

 Calverton Test  

 

89 

(including 

reassessed 

Draft Local 

Plan sites) 

52 (35 

sites failed 

Stage 3)* 

Site Selection 

Topic Paper 

2019 

4 

Settlement Assessment  

Further analysis and detailed evidence 

testing at a settlement level, in particular: 

 

 consultation with Key Stakeholders, 

Infrastructure Providers and Specialist 

Officers 

 technical evidence (Transport, Viability,  

 ‘exceptional circumstances’ and 

Calverton Test 

 Strategic matters (e.g. protection of 

employment land) 

 

78 

(Includes 

all Local 

Plan sites 

+ 2019 

sites) 

78 

Site Selection 

Topic Paper 

2019 

5 

Detailed Options Testing 

 

Identify ‘Reasonable Alternative’ ‘strategic’ 

Options to inform Sustainability Appraisal 

and further assessment to ensure 

boroughs housing requirement is met in full 

in the most appropriate and sustainable 

manner.  

 

78 78 

Site Selection 

Topic Paper 

2019 

 

6 Identify Preferred Options 78 

Site Selection 

Topic Paper 

2019 

*Sites LHe4 and LHe5 are treated as one potential allocation  
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Introduction 
 
1.1 Welwyn Hatfield Borough Council (WHBC) has a duty to prepare a Local 

Plan. This sets out the long-term planning framework for the borough, 
identifying how much and what type of development is needed, where it 
should or should not be located and whether any key infrastructure needs to 
be delivered, such as primary and secondary schools. Once adopted, the 
Local Plan will shape the future of the borough for at least 15 years ahead. 
 

1.2 In 2016, the council published its Draft Local Plan. This was prepared based 
upon various stages of consultation with a range of statutory bodies, other 
organisations such as infrastructure providers, developers, town and parish 
councils, amenity and interest groups and with residents and businesses. It 
was also informed by a large level of supporting evidence relating to issues; 
such as; housing and employment; built and natural environment, 
infrastructure. This Plan was submitted to the Secretary of State in May 2017 
for an independent examination into its soundness.    
 

1.3 During the course of the examination, the Planning Inspector has raised a 
number of soundness issues with the Council. One of those matters is that the 
submitted plan does not make sufficient provision for housing growth. As a 
result, the Inspector asked the Council to investigate if any additional housing 
sites could be identified, which would assist in meeting the objectively 
assessed housing needs of the area that are currently acknowledged to be 
16,000 homes.  

 
1.4 In response to this, the Council carried out a Call for Sites between 7th of 

January and 4th of February. Over 140 sites were promoted for either housing, 
employment, mixed use or other forms of development. 

 
1.5 The Council subsequently carried out consultation on the sites promoted 

through the Call for Sites 2019. The consultation took place between 7th May 
and 24th June 2019 (6 weeks, 6 days). The initial period for consultation was 
scheduled to end on 18th June, but was extended to give people more time to 
respond, allowing our stakeholders a sufficient opportunity to comment and 
raise issue on the large number of sites that had been promoted.  
 

1.6 This Summary of Responses has been produced for the findings of the 
Consultation on the sites promoted through the Call for Sites 2019 document. 
The overall purpose is to set out; how representations were invited; which 
bodies, organisations and individuals made representations to the 
consultation; and a summary of the main issues raised at both a borough-

Page 527



8 
 

wide level and a site specific level.  
 

1.7 Representations made during this consultation have been used to inform the 
selection of new sites proposed for allocation. 
 

Consultation on sites promoted through the Call for Sites 2019 
 
1.8 The Welwyn Hatfield Statement of Community Involvement (SCI) sets out the 

means by which the Council aims to facilitate community engagement in plan-
making, and ensures that the borough’s diversity is recognised and the 
potential needs of all aspects of the community are considered. 
 

1.9 The current SCI was adopted in December 2013; and identifies young people, 
ethnic minorities, the borough’s rural communities and those living in less 
well-off parts of the borough as under-represented, or ‘hard-to-reach’. It sets 
out ways in which the Council will aim to consult in a broader way, for 
example making proposals as easy to access and understand as possible. 
 

1.10 A variety of consultation methods were used to raise awareness of the 
Consultation of the “The sites promoted through the Call for Sites 2019” 
document and promote engagement with key stakeholders, interest groups 
and the wider community. This included: 
 
 Advertisements which appeared in the local press including the 

Welwyn Hatfield Times and the Hertfordshire Mercury; 
 Direct contact with those on the Council’s Local Plan database via 

email or letter (over 7,500 contacts); 
 An article in the spring edition of the Council’s Life magazine, which is 

distributed to households across the borough, was published, helping 
to raise awareness in advance of the consultation event; 

 The consultation document was made available to view online and at 
the Council’s offices; 

 The consultation document and paper response forms were distributed 
and available to view at the usual public inspection points across the 
borough (libraries and town/parish council offices); 

 The consultation was publicised prominently on the Council’s website 
and social media channels; 

 Efforts were made to ensure that all relevant town/parish councils and 
residents groups had been consulted. These organisations and groups 
played a significant role in further publicising the consultation and 
additional consultation material was provided where requested. 
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Responses received  
 

2.1 In response to the Consultation on sites promoted through the Call for Sites 
2019; 10,249 comments were received from 2,034 different bodies, 
individuals and groups. Of these comments, 98% were made by individuals 
and 2% were from organisations. This was significantly more than both the 
2015 consultation (when just under 5,900 responses were received) and the 
2016 consultation (when just over 3,100 comments were made).  
 

2.2 Overall 87% of comments were objections to promoted sites, 4% were 
supportive and 9% neither objected nor supported. Only one site did not 
receive any comments (StL17 in Stanborough) and only three further sites 
(Pea103, Pea104, Pea105 in Welwyn Garden City) did not receive any 
objections. Sites in Cuffley received the highest number of comments (2,722) 
although, as shown in Figure 1, Welwyn had the highest number of 
respondents overall. 
 
Figure 1: Percentage of responses by location
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Means of Engagement 
3.1 The chart below shows the way in which respondents found out about the 

consultation. In line with the previous Local Plan consultations, community 
groups and word of mouth remain the most common means by which 
respondents became aware of consultations. However, direct email/letter 
generated more engagement than in previous consultations. 
 
Figure 2: Means by which respondents became aware of this consultation 

 
3.1 In terms of the method of response to the consultation, the number of 

comments being made via the online portal has continued to improve 
compared with previous consultations. Just over three quarters of comments 
(76%) were received online (this compared with 67% in 2016 and only 21% in 
2015). The portal has a significant benefit in terms of ease and speed of 
processing responses and so this increase is encouraging, particularly as - in 
feedback to the 2016 consultation - the online portal was cited as being 
difficult to use. Additional guidance was put together on submitting comments 
using the portal in 2019. The remaining comments were received by email 
(16%) and letter (8%). 
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1. Summary of general responses from Statutory Bodies, including Duty to 
Co-operate bodies and Parish Councils 

Thames Water Comment: 

Summary 

Thames Water has been liaising with the council in regards to the 
additional promoted sites and provided comments relating to wastewater 
infrastructure requirements. No further comments to make at this time – 
but the council will need to take account of the comments. Important for 
developers of new development sites coming forward via the local plan 
allocations and windfall sites, to engage in early discussions with 
Thames Water, to ensure that any necessary infrastructure upgrades 
can be programmed. Failure to engage increases the risk of phasing 
conditions being sought, to ensure that development is not occupied until 
any necessary infrastructure upgrades are delivered.   

 

Natural England Comment: 

Summary 

Advice provided around avoiding harm to landscape, biodiversity and 
best and most versatile agricultural land. Advice given about seeking 
opportunities for; biodiversity enhancement, the creation and 
enhancement of Green Infrastructure, and enhancing public rights of 
way and accessible natural green space.  

 

Hertsmere BC Comment: 

Summary 

As no detailed supporting documents have been made available, it is not 
possible to provide detailed comments on the merits of individual sites. 
Therefore requested the Council consult with Hertsmere on the 
subsequent analysis of Sites PB1, LHe3; given their direct implications 
for Potters Bar.   

 

North Herts DC Comment: 

Summary 

North Herts District Council (NHDC) are particularly interested in sites 
put forward in Oaklands and Mardley Heath, Woolmer Green and 
Welwyn. WHBC need to take into account of a number of issues when 
determining any further allocations, particularly whether the necessary 
infrastructure and mitigation measures can be provided in the right 
location. Further development in Welwyn and Woolmer Green may have 
an impact on traffic, transport, health, and education provision. NHDC 
would anticipate additional work would be required to ensure the impacts 
of development have been adequately assessed and appropriate 
mitigations are identified via the Local Plan. Request that WHBC have 
regard to the aims of the emerging North Herts Transport Strategy and 
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the detailed policy wording included in the NHDC in relation to 
infrastructure and cumulative impacts; as well as need for sites that are 
pursued by WHBC to incorporate similar requirements and/or do not 
frustrate the implementation of sites within North Herts. 

 

Essendon 
Parish Council  

Comment: 

Summary 
Essendon is not a sustainable location for growth due to a lack of 
services, facilities and public transport. WHBC Green Belt Stage 3 Study 
needs updating to assess specific additional sites. 

 

Woolmer Green 
Parish Council  

Comment: 

Summary 

The proposals to develop on Green Belt land fail to meet the exceptional 
circumstances required by the NPPF. WHBC failed demonstrate they 
have fully examined all other reasonable options for meeting their 
development needs (e.g. suitable brownfield sites, underutilised land).” 

Due to development under construction at the Entech site and the 
proposed allocation of WGr1, it is already considered there will be 
disproportionate growth of Woolmer Green. Further sites would result in 
an even more disproportionate scale of growth, even though existing 
pressures on infrastructure cannot support further development. 

 

Welwyn Parish 
Council  

Comment: 

Summary 

Concerned about the quantum of sites promoted in Welwyn Parish and 
if all of these came forward this would amount to disproportionate growth. 
Infrastructure is considered to be inadequate including highways, health 
care and education. Concern that the current road network is totally 
inadequate to accommodate growth. Any enhancements to access and 
traffic capacity for new developments will have severe effects on the rural 
road structure and the setting of the ancient settlement of Welwyn.  

 

Forestry 
Commission 

Comment: 

 

Summary 
The Forestry Commission do not indicate any objections to any specific 
sites. Instead they advise on potential impacts on ancient woodland to 
assist plan makers to assess the appropriateness of sites for future 
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development. They indicate that deterioration of ancient woodland can 
result from developments that are immediately adjacent to or within 300 
metres of the perimeter of a woodland.  

 

Northaw and 
Cuffley Parish 
Council 

Comment: 

Summary 

Wastewater capacity concern for all sites within Northaw and Cuffley 
Parish. The 2016 HELAA indicated that the wastewater capacity in the 
Cuffley area is unlikely to be sufficient to meet the demand from 
development. Parish Council has previously commissioned an Air 
Quality Monitoring Report (2017), which concludes that nitrogen dioxide 
levels in Cuffley may already be above acceptable limits for residents, 
without any potential additional growth.   

 

North Mymms 
Parish Council  

Comment:  

Summary 
North Mymms Parish are supportive of growth for the borough, however 
indicate there must be limits/constraints, in order for the parish to protect 
the loss of openness of Green Belt that provides a range of benefits.  

 

Highways 
England 

Comment: 

,Summary 

Highways England acknowledge that an additional 4,000 homes in the 
borough will have an impact on the strategic road network. Recommend 
that WHBC enter into discussions with them, when more details are 
available in regards to the specific sites that will be taken forward. 
Require further evidence to demonstrate additional homes can be 
delivered, without having a negative effect on the strategic road network.  
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2. Summary of general responses from MPs, Amenity and Residents Groups  
 

Stephan 
McPartland (MP) 

Comment:  

Summary 

Promoted sites in Woolmer Green and Welwyn will have a detrimental 
impact on Knebworth and Codicote, as the infrastructure is already 
under pressure from proposals for over 1,000 homes in the NHDC Local 
Plan. Sites in Welwyn Hatfield should not be considered in isolation and 
cumulative effect needs to be assessed. Development of the sites 
around Welwyn and Woolmer Green would have a significant impact on 
the River Mimram (a rare chalk stream environment) and the Singlers 
Marsh Local Nature Reserve. Development would negatively impact the 
settlement pattern, damaging the special character of a roman 
settlement and narrow the gap between unique and separate 
settlements.  

 

Oliver Dowden 
(MP) 

Comment:  

Summary 
Due to the proximity of a number of sites within the Welwyn Hatfield 
Local Plan to Potters Bar, infrastructure needs will need to be met by 
the Borough of Hertsmere.  

 

Wilshire Park 
Residents 
Association  

Comment:  

 

Summary Concerned about growth in Welwyn due to; inadequate infrastructure, 
particularly the lack of facilities, roads; as well as harm to the Green Belt.  

 

Campaign to 
Protect Rural 
England (CPRE) 

Comment:  

Summary 

CPRE consider that the NPPF requires Councils to restrict their housing 
targets to a level that prevents Green Belt harm and to demonstrate 
‘exceptional circumstances’ for removing land from this designation. 

CPRE is very concerned that the Local Plan Inspector considers it 
necessary for WHBC to investigate whether additional Green Belt sites 
could be allocated to meet development needs. 

The scale of future housing need is not greater than assessed by the 
Council when the Plan was prepared, and NPPF policies for protection 
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of the Green Belt still apply. That situation has not changed with the 
updated NPPF February 2019, which does not apply to the WHBC Local 
Plan because it states the earlier 2012 NPPF applies to all Plans 
submitted for examination before January 2019. This means WHBC is 
not required to re-calculate housing need, using the government’s new 
standard methodology and the old (2014-based) household projections.   
  
What is clear however, is that the newer (2016-based) household 
projections for WHBC indicate that housing need is likely to be much 
lower than assumed when the Council was preparing the Plan. This 
alone justifies avoiding any net additional loss of Green Belt in the Plan.  
  
The only good reason for considering the Promoted Sites put forward in 
the Call for Sites consultation is to determine if any of the potential sites 
not included in the submitted Local Plan would be ‘better’ alternatives 
than those included. CPRE Herts notes that significantly more housing 
capacity is available on previously developed urban land in WHBC (than 
previously claimed),which should be allocated for development in 
preference to Green Belt. 

 

Ellenbrook 
Residents 
Association  

Comment: 

Summary Concerned that sites previously rejected as being unsuitable for 
development have been resubmitted as part of the consultation. 

 

North Mymms 
and District 
Green Belt 
Society  

Comment: 

Summary 

Difficult for community to comment on the consultation online. 
Concerned that the Local Plan has been driven by housing numbers and 
lacks an overall vision and strategy. Inappropriate for rejected proposals 
to be brought back for consultation.  

Object to all of the sites put forward in the plan. WHBC has not proven it 
cannot meet its housing needs, without the need for Green Belt release. 
Development should be restricted for many reason including traffic 
impacts, loss of village character, increased pollution/reduced air quality, 
insufficient infrastructure, harm to biodiversity and climate risk. Levels of 
development are disproportionate and will harm the health and wellbeing 
of communities.  
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Concerned the response to the consultation is focused on individual sites 
rather than the overall strategy for the borough; and the potential 
cumulative effect of sites if they were to be developed, particularly in 
terms of harm to the Green Belt.  Specific concerns include gap between 
Potters Bar and Hatfield and the potential for continuous development 
along the line of the Great North Rod, as well as the impact of potential 
developments in Bell Bar which could convert a scattered hamlet into a 
township.  

Important for co-operation between WHBC and Hertsmere in regard to 
planned development, to ensure Green Belt impacts and infrastructure 
requirements are fully considered.  

 

Northaw and 
Cuffley 
Residents 
Association 

Comment: 

Summary 

Opposed to development in Northaw and Cuffley. Do not consider that 
“very special circumstances” exist to justify development within the 
Green Belt.  Concerns include impact on character of the settlements, 
loss of countryside and Green Belt, lack of necessary infrastructure to 
support development and impact on air quality that is already identified 
as an issue. The planned development in Cuffley and surrounding area 
is already disproportionate. Suggest development should be directed to 
borough’s towns.  

 

Ramblers’ 
Association – 
Hertfordshire 
and North 
Middlesex Area 

Comment:  

Summary 
Sites should be selected with the least impact on the environment. Green 
Belt sites should only be considered, if all opportunities outside of it have 
been identified.  
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Welwyn 
Planning and 
Amenity Group  

Comment: 

Summary 

 
Petition lodged re opposition to development in Welwyn. Consider that 
substantial housing development would fundamentally change the 
character of the village. Development proposals are being considered in 
isolation, without having regard to planned development in surrounding 
area including within North Herts and Stevenage. Concerned about the 
loss of countryside, insufficient infrastructure, congestion, parking and 
air quality. Concerned that proposals will harm Singlers Marsh, impact 
the Mimram river and destroy the rural setting of the cemetery; as well 
as the potential loss of valuable archaeological resources if development 
takes place without proper prior exploration.  
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3. Summary of borough-wide comments 
  
Settlement Miscellaneous comments - Borough wide 

Number of Respondents  13 
7.7% support allocation 

30.8% object to allocation 

61.5% neither support of object allocation 

Key Topics Raised – Number of representations shown in brackets 

 Impact on the character or identity of the settlement/local area (7) 

 Infrastructure concerns –

highways/transport/education/sewerage/health/community (7) 

 Impact on ecological assets (5) 

 Impact on neighbouring occupants/residents (4) 

 Will create too much traffic/congestion (3) 

 Impact on/weakening of Green Belt boundary (3) 

 Impact on Green Belt – Harm would be high/very high/significant (2) 

 Use brownfield/ PDL/urban land before release of Green Belt  (2) 

 Excessive/cumulative scale of growth/development (2) 

 Unsuitable access for level of development/highway safety concerns (1) 

 Impact on heritage assets (1) 

 Insufficient local facilities/amenities to serve this level of development (1) 

 Positively assists in meeting the need for housing (1) 
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4. Welwyn Garden City – summary of responses 
  

Settlement Welwyn Garden City  

Number of Respondents  10 
0% support allocation 
30% object to allocation 
70% neither support or object allocation 
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Welwyn Garden City Continued  

Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/ congestion  (4) 
 Impact on ecological assets  (1) 
 Impact on heritage assets  (1) 
 Impact on the character or identity of the settlement/ local area  (4) 
 Impact on Green Belt – Harm would be high/very high/ significant  (2) 
 Would result in coalescence of settlements  (1) 
 Unsuitable location due to noise and/or air pollution  (15) 
 Insufficient local facilities/amenities to serve this level of development  (2) 
 Infrastructure concerns –transport/ education/ sewerage/ health/ community  (7) 
 Excessive scale of growth/ development  (1) 
 No comment  (2) 
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Settlement Welwyn Garden City 

Site  Han40a Welwyn Garden City Town Centre North 
and Campus East Car Park 

Number of Respondents  24 

12% support allocation 

60% object to allocation 

28% neither support or object to 
allocation 

 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Loss of parking  (14) 
 Infrastructure concerns –transport/education/sewerage/health/community  (7) 
 Will create too much traffic/congestion  (4) 
 Impact on the character or identity of the settlement/local area (4) 
 Unsuitable/Unsustainable location  (4) 
 Insufficient local facilities/amenities to serve this level of development  (3) 
 Use brownfield/PDL/urban land before release of Green Belt  (3) 
 Excessive scale of growth/development  (3) 
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Han40a Continued 

 Unsuitable access for level of development/highway safety concerns  (1) 
 Impact on ecological assets  (2) 
 Impact on Green Belt – Harm would be high/very high/significant  (2)  
 Positively assists in meeting the need for housing  (2) 
 Site located in a sustainable location  (3) 
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Settlement Welwyn Garden City 

Site  Hol20 Land North of The Beehive Public House, 
Beehive Lane, Welwyn Garden City 

Number of Respondents  9 

11% support allocation 

78% object to allocation 

11% neither support nor object to 
allocation 

 
Key Stakeholder Comments 
None 
Key Topics Raised – Number of representations shown in brackets 

 Loss of parking  (5) 
 Will create too much traffic/congestion  (3) 
 Unsuitable/Unsustainable location  (2) 
 Loss of community facility  (1) 
 Infrastructure concerns –transport/education/sewerage/health/community  (1) 
 No comment  (1) 
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Settlement Welwyn Garden City 

Site Name  Hol22 Land at Chequersfield, Welwyn Garden 
City 

Number of Respondents  11 

45% support allocation 

27% object to allocation 

27% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Hertfordshire County Council: Support the re-allocation of this site for housing from its 
current employment use allocation. The site is contaminated and requires remediation. 
Limited information of viability at present but the site is unlikely to be deliverable as 
employment land and come forward for this use. Economic appraisal to be commissioned 
to establish what uses are viable on it. 
Key Topics Raised – Number of representations shown in brackets 

 Will create too much traffic/congestion (3) 
 Loss of community facility (3) 
 Loss of employment land (2) 
 Impact on the character or identity of the settlement/local area (2) 
 Unsuitable location due to noise and/or air pollution (2) 
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Hol22 continued 

 Unsuitable/Unsustainable location (2) 
 Infrastructure concerns –transport/education/sewerage/health/community  (2) 
 Excessive scale of growth/development (2) 
 No comment (2) 
 Unsuitable access for level of development/highway safety concerns (1) 
 Impact on ecological assets (1) 
 Insufficient local facilities/amenities to serve this level of development (1) 
 Positively assists in meeting the need for housing (1) 
 Site located in a sustainable location (1) 
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Settlement Welwyn Garden City 

Site Name  Hol23 Neighbourhood Parade, Hollybush Lane, 
Welwyn Garden City 

Number of Respondents  4 

25% support allocation 

25% object to allocation 

50% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
Key Topics Raised – Number of representations shown in brackets 

 Infrastructure concerns –transport/education/sewerage/health/community  (3) 
 Will create too much traffic/congestion (2) 
 Impact on the character or identity of the settlement/local area (2) 
 Impact on neighbouring occupants/residents (1) 
 Unsuitable location due to noise and/or air pollution (1) 
 Unsuitable/Unsustainable location (1)  
 Insufficient local facilities/amenities to serve this level of development (1) 
 Excessive scale of growth/development (1) 
 No comment (1) 
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Settlement Welwyn Garden City 

Site Name  How92 The Woodside Centre, The Commons, 
Welwyn Garden City 

Number of Respondents  12 

58% support allocation 

17% object to allocation 

25% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Hertfordshire County Council: Support this site being allocated for housing, if it is not 
required for an education use. County Council has agreed that the Woodside Centre site 
could be used for education purposes to allow for the provision of a new secondary 
special school (free school). 
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How92 continued 

Key Topics Raised – Number of representations shown in brackets 
 Loss of community facility (4) 
 Will create too much traffic/congestion (3) 
 Unsuitable/Unsustainable location (3) 
 Infrastructure concerns –transport/education/sewerage/health/community  (3) 
 Site located in a sustainable location (2) 
 Loss of countryside/agricultural land (1) 
 Impact on ecological assets (1) 
 Impact on neighbouring occupants/residents (1) 
 Impact on the character or identity of the settlement/local area (1) 
 Impact on Green Belt – Harm would be high/very high/significant (1) 
 Excessive scale of growth/development (1) 
 Positively assists in meeting the need for housing (1) 
 No comment (1) 
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Settlement Welwyn Garden City 

Site Name  Pea97 Former Norton Building, Bridge Road 
East, Welwyn Garden City 

Number of Respondents  9 

33% support allocation 

44% object to allocation 

22% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
None 
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Pea97 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (3) 
 Loss of community facility (2) 
 Unsuitable location due to noise and/or air pollution (2) 
 Unsuitable/Unsustainable location (2) 
 Excessive scale of growth/development (2) 
 Positively assists in meeting the need for housing (2) 
 Site located in a sustainable location (2) 
 Will create too much traffic/congestion (1) 
 Loss of employment land (1) 
 Impact on heritage assets (1) 
 Impact on neighbouring occupants/residents (1) 
 Impact on the character or identity of the settlement/local area (1) 
 Insufficient local facilities/amenities to serve this level of development (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
 No comment (1) 
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Settlement Welwyn Garden City 

Site  Pea102 Bio-Park, Broadwater Road, Welwyn 
Garden City 

Number of Respondents  8 

25% support allocation 

38% object to allocation 

38% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
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Pea102 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion (3) 
 Infrastructure concerns –transport/education/sewerage/health/community  (3) 
 Impact on the character or identity of the settlement/local area (2) 
 Excessive scale of growth/development (2) 
 No comment (2) 
 Loss of employment land (1) 
 Unsuitable location due to noise and/or air pollution (1) 
 Unsuitable/unsustainable location (1) 
 Unsuitable location due to noise and/or air pollution (1) 
 Insufficient local facilities/amenities to serve this level of development (1) 
 Positively assists in meeting the need for housing (2) 
 Site located in a sustainable location (2) 
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Settlement Welwyn Garden City 

Site  Pea103 29 Broadwater Road, Welwyn Garden City 

Number of Respondents  3 

0% support allocation 

67% object to allocation 

33% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
Key Topics Raised – Number of representations shown in brackets 

 Infrastructure concerns –transport/education/sewerage/health/community  (1) 
 Excessive scale of growth/development (1) 
 No comment (2) 
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Settlement Welwyn Garden City 

Site  Pea104 YMCA, 90 Peartree Lane, Welwyn 
Garden City 

Number of Respondents  2 

100% support allocation 

0% object to allocation 

0% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 No comment (2) 
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Settlement Welwyn Garden City 

Site  Pea105 61 Bridge Road East, Welwyn Garden 
City 

Number of Respondents  4 

75% support allocation 

0% object to allocation 

25% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Positively assists in meeting the need for housing (2) 
 Site located in a sustainable location (2) 
 Infrastructure concerns –transport/education/sewerage/health/community  (1) 
 Excessive scale of growth/development (1) 
 No comment (1) 
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Settlement Welwyn Garden City 

Site  Pea106 73 & 83 Bridge Road, Welwyn Garden 
City 

Number of Respondents  4 

50% support allocation 

25% object to allocation 

25% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 No comment (2) 
 Loss of employment land (1) 
 Unsuitable location due to noise and/or air pollution (1) 
 Infrastructure concerns –transport/education/sewerage/health/community  (1) 
 Excessive scale of growth/development (1) 
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Settlement Welwyn Garden City 

Site  Pea107 B&Q, Swallowfields, Welwyn Garden City 

Number of Respondents  4 

40% support allocation 

40% object to allocation 

20% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 No comment (2) 
 Will create too much traffic/congestion (1) 
 Loss of employment land (1) 
 Impact on neighbouring occupants/residents (2) 
 Infrastructure concerns –transport/education/sewerage/health/community  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
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Settlement Welwyn Garden City 

Site  Sh92 Haymeads, Welwyn Garden City 

Number of Respondents  7 

14% support allocation 

71% object to allocation 

14% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
Key Topics Raised – Number of representations shown in brackets 

 Will create too much traffic/congestion (2) 
 Loss of parking (2) 
 Impact on neighbouring occupants/residents (2) 
 No comment (2) 
 Impact on the character or identity of the settlement/local area (1) 
 Infrastructure concerns –transport/education/sewerage/health/community  (1) 
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Settlement Welwyn Garden City 

Site  WGC2 Land and Pumping Station at Digswell 
Park Road, Welwyn Garden City 

Number of Respondents  7 

14% support allocation 

57% object to allocation 

29% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
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WGC2 continued 

Key Topics Raised – Number of representations shown in brackets 
 Impact on ecological assets (3) 
 Impact on Green Belt – Harm would be high/very high/significant (3) 
 Impact on/weakening of Green Belt boundary (2) 
 Flood risk (fluvial/surface water/drainage) (2) 
 Excessive scale of growth/development (2) 
 Will create too much traffic/congestion (1) 
 Loss of employment land (1) 
 Impact on heritage assets (1) 
 Impact on the character or identity of the settlement/local area (1) 
 Would result in coalescence of settlements (1) 
 Unsuitable location due to noise and/or air pollution (1) 
 Unsuitable/Unsustainable location (1) 
 Insufficient local facilities/amenities to serve this level of development (1) 
 Infrastructure concerns –transport/education/sewerage/health/community  (1) 
 No comment (1) 

  

Page 560



41 
 

Settlement Welwyn Garden City 

Site Name  WGC4a Land North East of Welwyn Garden 
City  

Number of Respondents  23 

13% support allocation 

61% object to allocation 

26% neither support nor object to 
allocation 

 

 
(Note, in the consultation document, this site was referenced as WGC4) 
Key Stakeholder Comments 
Historic England: The site lies within the setting of several designated heritage assets, 
including the historic designed landscapes at Panshanger and Tewin Water, Marden Hill 
House and its associated structures, and the Church of St Peter, Tewin.  The eastern end 
of the site is in close proximity to, and visible from the Grade II* Registered Park and 
Garden of Panshanger. Careful consideration would need to be given to the scale of 
buildings and boundary treatment in this area, together with the siting of houses in relation 
to the northwest edge of the airfield’s plateau and views up from the River Mimram valley. 
Regard should be had to the Panshanger Heritage Impact Assessment prepared by 
Beacon in 2016. The assessment indicated that the southern part of the site could be 
developed.  HE are content to see some development in that area in accordance with the 
recommendations in the Beacon report. However, the northern part of the site should not 
be developed but instead be used as land for strategic landscaping/open space. 
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WGC4 continued 
Key Topics Raised – Number of representations shown in brackets 

 Infrastructure concerns –transport/education/sewerage/health/community  (11) 
 Will create too much traffic/congestion (8) 
 Impact on ecological assets (6) 
 Unsuitable access for level of development/highway safety concerns (5) 
 Impact on the character or identity of the settlement/local area (5) 
 Impact on Green Belt – Harm would be high/very high/significant (6) 
 Insufficient local facilities/amenities to serve this level of development (6) 
 Would result in coalescence of settlements (5) 
 Impact on/weakening of Green Belt boundary (4) 
 Unsuitable location due to noise and/or air pollution (4) 
 Impact on neighbouring occupants/residents (3) 
 Unsuitable/Unsustainable location (3) 
 Excessive scale of growth/development (3) 
 Loss of employment land (1) 
 Loss of countryside/agricultural land (2) 
 Flood risk (fluvial/surface water/drainage) (2) 
 No comment (2) 
 Impact on heritage assets (1) 
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Settlement Welwyn Garden City 

Site   WGC6 and WGC6a East of Digswell Hill and 
Yard south of Crossway, Welwyn Garden City 

Number of Respondents  32 

0% support allocation 

88% object to allocation 

13% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
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WGC6 and WGC6a continued 

Key Topics Raised – Number of representations shown in brackets 
 Unsuitable location due to noise and/or air pollution (20) 
 Will create too much traffic/congestion (18) 
 Unsuitable access for level of development/highway safety concerns (17) 
 Impact on ecological assets (17) 
 Impact on Green Belt – Harm would be high/very high/significant (13) 
 Infrastructure concerns –transport/education/sewerage/health/community  (13) 
 Unsuitable/Unsustainable location (7) 
 Loss of countryside/agricultural land (6) 
 Impact on the character or identity of the settlement/local area (6) 
 Would result in coalescence of settlements (6) 
 Impact on heritage assets (5) 
 Insufficient local facilities/amenities to serve this level of development (4) 
 Loss of parking (3) 
 Impact on neighbouring occupants/residents (3) 
 Impact on/weakening of Green Belt boundary (3) 
 Excessive scale of growth/development (2) 
 Flood risk (fluvial/surface water/drainage) (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
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Settlement Welwyn Garden City 

Site Name  WCG9 Warrengate Farm, Welwyn Garden City 

Number of Respondents  17 

6% support allocation 

59% object to allocation 

35% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Historic England: The site lies within the setting of several designated heritage assets, 
including the historic designed landscapes at Panshanger and Tewin Water, Marden Hill 
House and its associated structures, and the Church of St Peter, Tewin. Warrengate 
Farm, immediately to the north of the site includes two grade II listed buildings. The 
Panshanger Heritage Impact Assessment Beacon advises against development of the 
site. HE supports this judgement and would advise against allocation of the site. 
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 WCG9 continued 

Key Topics Raised – Number of representations shown in brackets 
 Impact on Green Belt – Harm would be high/very high/significant (8) 
 Infrastructure concerns –transport/education/sewerage/health/community  (8) 
 Impact on the character or identity of the settlement/local area (7) 
 Will create too much traffic/congestion (6) 
 Unsuitable location due to noise and/or air pollution (6) 
 Insufficient local facilities/amenities to serve this level of development (6) 
 Unsuitable/Unsustainable location (5) 
 Impact on neighbouring occupants/residents (4) 
 Would result in coalescence of settlements (4) 
 Unsuitable access for level of development/highway safety concerns (3) 
 Impact on ecological assets (2) 
 Impact on/weakening of Green Belt boundary (2) 
 Excessive scale of growth/development (2) 
 Loss of employment land (1) 
 Loss of countryside/agricultural land (1) 
 Impact on heritage assets (1) 
 Flood risk (fluvial/surface water/drainage) (1) 
 No comment (1) 
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Settlement Welwyn Garden City 

Site WGC10 62 Crossway, Welwyn Garden City 

Number of Respondents  25 

12% support allocation 

80% object to allocation 

8% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
None 
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WGC10 continued 

Key Topics Raised – Number of representations shown in brackets 
 Impact on ecological assets (17) 
 Unsuitable location due to noise and/or air pollution (12) 
 Will create too much traffic/congestion (10) 
 Unsuitable access for level of development/highway safety concerns (9) 
 Impact on Green Belt – Harm would be high/very high/significant (9) 
 Unsuitable/Unsustainable location (6) 
 Infrastructure concerns –transport/education/sewerage/health/community  (6) 
 Impact on neighbouring occupants/residents (5) 
 Would result in coalescence of settlements (4) 
 Impact on the character or identity of the settlement/local area (3)  
 Impact on heritage assets (3) 
 Insufficient local facilities/amenities to serve this level of development (3) 
 Impact on/weakening of Green Belt boundary (2) 
 Positively assists in meeting the need for housing (2) 
 Site located in a sustainable location (2) 
 Loss of employment land (1) 
 Loss of countryside/agricultural land (1) 
 Flood risk (fluvial/surface water/drainage) (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
 Excessive scale of growth/development (1) 
 No comment (1) 
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Settlement Welwyn Garden City 

Site  WGC11 Land fronting Hertford Road, Welwyn 
Garden City 

Number of Respondents  19 

16% support allocation 

58% object to allocation 

26% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: Development of this may have a potential impact the setting of the 
Tewin Water Registered Park and Garden. HE advise against the allocation of this site. 
Welwyn Parish Council: Development of the site, especially in combination with Dig5, 
would compromise the rural woodland nature of the exit from Digswell to the open 
countryside beyond. 
Homes England: Homes England owns land directly adjacent to WGC11 (to the south 
east of it). This was promoted through the Council’s SHLAA reviews in 2014 and 2014 but 
was not submitted to the Call for Sites consultation in 2019. HE supports the allocation of 
WGC11 together with its land for 200+ dwellings. The site is available for development 
and could be delivered in 1-5 years. The Council’s Green Belt Stage 3 study identifies that 
the release of the land would only cause moderate harm to the Green Belt and would 
result in a stronger boundary for this designation. 
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WGC11 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion (9) 
 Impact on Green Belt – Harm would be high/very high/significant (8) 
 Impact on the character or identity of the settlement/local area (6) 
 Would result in coalescence of settlements (6) 
 Impact on/weakening of Green Belt boundary (6) 
 Impact on ecological assets (4) 
 Infrastructure concerns –transport/education/sewerage/health/community  (6) 
 Insufficient local facilities/amenities to serve this level of development (5) 
 Impact on heritage assets (3) 
 Impact on neighbouring occupants/residents (3) 
 Unsuitable/Unsustainable location (2) 
 Loss of parking (2) 
 Unsuitable location due to noise and/or air pollution (2) 
 Positively assists in meeting the need for housing (2) 
 Site located in a sustainable location (2) 
 Unsuitable access for level of development/highway safety concerns (1) 
 Loss of community facility (1) 
 Loss of employment land (1) 
 Loss of countryside/agricultural land (1) 
 Flood risk (fluvial/surface water/drainage) (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
 Excessive scale of growth/development (1) 
 Imbalance between settlements/not a proportionate or fair level of growth (1) 
 No comment (1) 
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5. Hatfield – summary of responses  

Settlement Hatfield 

Number of Respondents  6 
0% support allocation 
33% object to allocation 
67% neither support of object allocation 
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Hatfield Continued 

Key Stakeholder Comments 
None  
Key Topics Raised – Number of representations shown in brackets 

 Unsuitable access for level of development/ highway safety concerns (4) 
 Will create too much traffic/ congestion (3) 
 Loss of countryside/agricultural land  (1) 
 Impact on ecological assets  (4) 
 Impact on the character or identity of the settlement/ local area  (1) 
 Impact on Green Belt – Harm would be high/very high/ significant  (3) 
 Would result in coalescence of settlements  (1) 
 Unsuitable location due to noise and/or air pollution  (5) 
 Flood risk (fluvial/ surface water/ drainage)  (4) 
 Infrastructure concerns –transport/ education/ sewerage/ health/ community  (5) 
 Use brownfield/ PDL/urban land before release of Green Belt  (1) 
 Excessive scale of growth/ development  (3) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
 No comment  (1) 
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Settlement Hatfield 

Site HC08 Lemsford Road, Hatfield 

Number of Respondents  10 

30% support allocation 

60% object to allocation 

10% neither support nor object to 
allocation 

 

  
Key Stakeholder Comments 
None 
Key Topics Raised – Number of representations shown in brackets 

 Will create too much traffic/congestion  (4) 
 Loss of parking  (4) 
 Infrastructure concerns –transport/education/sewerage/health/community  (3) 
 Impact on neighbouring occupants/residents  (2) 
 No comment  (2) 
 Unsuitable location due to noise and/or air pollution  (1) 
 Site located in a sustainable location  (1) 
 Unsuitable access for level of development/highway safety concerns (1) 
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Settlement Hatfield 

Site HC11 Meridian House, 32-36 The 
Commons, Hatfield 

Number of Respondents  6 

67% support allocation 

33% object to allocation 

0% neither support nor object to 
allocation 

 

  
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Site located in a sustainable location  (2) 
 No comment  (2) 
 Will create too much traffic/congestion  (1) 
 Unsuitable location due to noise and/or air pollution  (1) 
 Site availability  (1) 
 Excessive scale of growth/development  (1) 
 Positively assists in meeting the need for housing  (1) 
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Settlement Hatfield 

Site  HC95 126 Great North Road, Hatfield 

Number of Respondents  4 

50% support allocation 

25% object to allocation 

25% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
Key Topics Raised – Number of representations shown in brackets 

 No comment  (3) 
 Loss of employment land  (1) 
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Settlement Hatfield 

Site  HC101 Lockley Crescent, Hatfield 

Number of Respondents  4 

75% support allocation 

25% object to allocation 

0% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 No comment  (2) 
 Will create too much traffic/congestion  (1) 
 Unsuitable location due to noise and/or air pollution  (1) 
 Site located in a sustainable location  (1) 
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Settlement Hatfield 

Site  HE17 Link Drive, Hatfield 

Number of Respondents  7 

43% support allocation 

29% object to allocation 

29% neither support nor object to 
allocation 

 

  
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 No comment  (3) 
 Loss of community facility  (2) 
 Loss of parking   (1) 
 Impact on ecological assets  (1) 
 Impact on neighbouring occupants/residents  (1) 
 Excessive scale of growth/development   (1) 
 Infrastructure concerns –transport/education/sewerage/health/community  (1) 
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Settlement Hatfield 

Site  HE98 Citroen Garage, Great North Road, Hatfield 

Number of Respondents  6 

67% support allocation 

33% object to allocation 

0% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
None 
Key Topics Raised – Number of representations shown in brackets 

 No comment  (3) 
 Will create too much traffic/congestion (1) 
 Loss of employment land  (1) 
 Unsuitable location due to noise and/or air pollution  (1) 
 Infrastructure concerns –transport/education/sewerage/health/community  (1) 
 Excessive scale of growth/development  (1) 
 Site located in a sustainable location  (1) 

 

  

Page 578



 

59 
 

Settlement Hatfield 

Site  HSW92 Minster House, Minster Close, Hatfield 

Number of Respondents  7 

57% support allocation 

29% object to allocation 

14% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
Key Topics Raised – Number of representations shown in brackets 

 Positively assists in meeting the need for housing   (2) 
 Unsuitable access for level of development/highway safety concerns  (1) 
 Will create too much traffic/congestion   (1) 
 Loss of community facility  (1) 
 Impact on neighbouring occupants/residents  (1) 
 Unsuitable/Unsustainable location  (1) 
 Site located in a sustainable location  (1) 
 No comment  (1) 
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Settlement Hatfield 

Site  HSW93 Haseldine Meadows, Hatfield 

Number of Respondents  4 

25% support allocation 

75% object to allocation 

0% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Impact on neighbouring occupants/residents  (3) 
 Unsuitable access for level of development/highway safety concerns  (2) 
 Unsuitable location due to noise and/or air pollution  (2) 
 No comment  (1) 
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Settlement Hatfield 

Site  HSW94 College Lane (north), Hatfield 

Number of Respondents  13 

23% support allocation 

54% object to allocation 

23% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
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HSW94 continued 

Key Topics Raised – Number of representations shown in brackets 
 Loss of community facility  (7) 
 Loss of countryside/agricultural land  (3) 
 Impact on ecological assets  (3) 
 Will create too much traffic/congestion  (2) 
 Impact on neighbouring occupants/residents  (2) 
 Unsuitable location due to noise and/or air pollution  (2) 
 No comment  (2) 
 Unsuitable access for level of development/highway safety concerns  (1) 
 Loss of parking  (1) 
 Impact on the character or identity of the settlement/local area  (1) 
 Unsuitable/Unsustainable location  (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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Settlement Hatfield 

Site  Hat2 Land to the West of Hatfield 

Number of Respondents  48 

6% support allocation 

90% object to allocation 

4% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Colney Heath Parish Council: Object. Development of this site would erode the gap 
between Hatfield and St Albans, as well as increase the risk of coalescence. It has no 
sustainable transport infrastructure and would significantly increase traffic. Development 
of the site for housing together with planned mineral extraction will heavily impact local 
residents. Concerned that the majority of the Ellenbrook Country Park will be lost. 
Landowner should be obligated to transfer land and sufficient funding to a public body, to 
deliver Ellenbrook Park in line with original mineral permission.    
Ellenbrook Residents Association: Development of Hat2 results in the loss of the open 
space secured via aerodrome application, part of which is planned for mineral extraction. 
Deliverability is uncertain due to need to vary existing S106. Development will; impact the 
Green Belt gap between St Albans and Hatfield; increase congestion, air and noise 
pollution, flood risk and impact heritage and ecological assets. Bromate may be present 
and needs investigation due to its impact on drinking water. 
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 Hat2 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (27) 
 Will create too much traffic/congestion  (25) 
 Loss of community facility  (24) 
 Impact on Green Belt – Harm would be high/very high/significant  (22) 
 Impact on ecological assets (21) 
 Unsuitable location due to noise and/or air pollution  (21) 
 Flood risk (fluvial/surface water/drainage)  (19) 
 Excessive scale of growth/development  (19) 
 Unsuitable access for level of development/highway safety concerns  (18) 
 Imbalance between settlements/not a proportionate or fair level of growth  (14) 
 Would result in coalescence of settlements  (13) 
 Impact on the character or identity of the settlement/local area  (8) 
 Insufficient local facilities/amenities to serve this level of development  (6) 
 Impact on heritage assets  (5) 
 Impact on neighbouring occupants/residents  (4) 
 Loss of countryside/agricultural land  (3) 
 Site located in a sustainable location  (3) 
 Loss of parking  (2) 
 Unsuitable/Unsustainable location  (2) 
 Use brownfield/PDL/urban land before release of Green Belt  (2) 
 Positively assists in meeting the need for housing  (2) 
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Settlement Hatfield 

Site  Hat3 Land at Great Nast Hyde, Hatfield 

Number of Respondents  49 

0% support allocation 

98% object to allocation 

2% neither support nor object to allocation 
 

  
Key Stakeholder Comments 
Colney Heath Parish Council: Object. Development of this site would erode the gap 
between Hatfield and St Albans, increasing the risk of coalescence. It has no sustainable 
transport infrastructure and would significantly increase traffic. 
Ellenbrook Residents Association: Site Hat 3 will impact the gap between St Albans 
and Hatfield, and result in very high Harm to the Green Belt. Difficult to achieve access off 
A1057, which may increase congestion, noise, air pollution. Increase flood risk and impact 
heritage (listed buildings) and ecological assets. Waste water capacity issues. 
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 Hat3 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (33) 
 Impact on Green Belt – Harm would be high/very high/significant  (23) 
 Infrastructure concerns –transport/education/sewerage/health/community  (23) 
 Unsuitable access for level of development/highway safety concerns  (22) 
 Impact on ecological assets  (22) 
 Unsuitable location due to noise and/or air pollution  (21) 
 Impact on heritage assets  (20) 
 Would result in coalescence of settlements  (20) 
 Impact on the character or identity of the settlement/local area  (14) 
 Excessive scale of growth/development (14) 
 Insufficient local facilities/amenities to serve this level of development  (13) 
 Loss of countryside/agricultural land  (12) 
 Flood risk (fluvial/surface water/drainage)  (9) 
 Imbalance between settlements/not a proportionate or fair level of growth  (8) 
 Loss of community facility  (4) 
 Impact on/weakening of Green Belt boundary  (3) 
 Unsuitable/Unsustainable location  (3) 
 Impact on neighbouring occupants/residents  (2) 
 Use brownfield/PDL/urban land before release of Green Belt  (2) 
 Loss of parking  (1) 
 Impact on character of rural road(s)  (1) 
 No comment  (1) 
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Settlement Hatfield 

Site Hat4 Land at Wilkins Green Lane, Hatfield 

Number of Respondents  59 

0% support allocation 

95% object to allocation 

5% neither support nor object to allocation 
 

  
Key Stakeholder Comments 
Colney Heath Parish Council: Object. The site would erode the gap between Hatfield 
and St Albans increasing the risk of coalescence. The site has no sustainable transport 
infrastructure and development would significantly increase traffic. 
 
Ellenbrook Residents Association: Site Hat 4 will impact the gap between St Albans 
and Hatfield, and result in very high Harm to Green Belt. Unclear whether a safe vehicular 
access can be achieved. WHBC indicated significant highway upgrades will be needed, 
resulting in a new urban character. It will increase flood risk and impact the landscape 
character, heritage assets and is an unsustainable location.    
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Hat4 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion (41) 
 Unsuitable access for level of development/highway safety concerns (37) 
 Flood risk (fluvial/surface water/drainage) (37) 
 Impact on ecological assets (30) 
 Impact on heritage assets (28) 
 Impact on the character or identity of the settlement/local area (24) 
 Impact on Green Belt – Harm would be high/very high/significant  (20) 
 Infrastructure concerns –transport/education/sewerage/health/community  (18) 
 Would result in coalescence of settlements  (17) 
 Insufficient local facilities/amenities to serve this level of development  (16) 
 Loss of countryside/agricultural land (13) 
 Excessive scale of growth/development (11) 
 Unsuitable location due to noise and/or air pollution  (9) 
 Impact on character of rural road(s)  (8) 
 Loss of community facility (7) 
 Imbalance between settlements/not a proportionate or fair level of growth  (7) 
 Impact on neighbouring occupants/residents  (3) 
 Impact on/weakening of Green Belt boundary  (2) 
 Loss of parking (1) 
 Unsuitable/Unsustainable location  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
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Settlement Hatfield 

Site  Hat9 Land at Roehyde, Hatfield 

Number of Respondents  14 

7% support allocation 

93% object to allocation 

0% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Colney Heath Parish Council: Object. The development of this site would erode the gap 
between Hatfield and St Albans, as well as significantly impact Colney Heath. It would 
increase the risk of coalescence between Hatfield and St Albans and is predominantly a 
woodland. It has no sustainable transport infrastructure and would significantly increase 
traffic. It is predominantly within St Albans district and is not allocated in their submitted 
Local Plan, which found no need for a science and logistics park in this location. 
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Hat9 continued 

Key Topics Raised – Number of representations shown in brackets 
 Impact on ecological assets (6) 
 Would result in coalescence of settlements  (6) 
 Unsuitable access for level of development/highway safety concerns  (5) 
 Will create too much traffic/congestion  (5) 
 Impact on the character or identity of the settlement/local area  (5) 
 Impact on Green Belt – Harm would be high/very high/significant  (5) 
 Impact on heritage assets  (3) 
 Flood risk (fluvial/surface water/drainage)  (3) 
 Loss of countryside/agricultural land  (2) 
 Unsuitable location due to noise and/or air pollution  (2) 
 Insufficient local facilities/amenities to serve this level of development  (2) 
 Infrastructure concerns –transport/education/sewerage/health/community  (2) 
 Excessive scale of growth/development (2) 
 No comment (2) 
 Loss of employment land  (1) 
 Impact on neighbouring occupants/residents  (1) 
 Unsuitable/Unsustainable location  (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
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Settlement Hatfield 

Site  Hat14 Three Corner Field, Mill Green, Hatfield 

Number of Respondents  5 

20% support allocation 

80% object to allocation 

0% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Impact on heritage assets  (2) 
 Flood risk (fluvial/surface water/drainage)  (2) 
 No comment  (2) 
 Loss of countryside/agricultural land  (1) 
 Impact on ecological assets  (1) 
 Impact on the character or identity of the settlement/local area (1) 
 Impact on Green Belt – Harm would be high/very high/significant  (1) 
 Would result in coalescence of settlements  (1) 
 Unsuitable location due to noise and/or air pollution  (1) 
 Excessive scale of growth/development  (1) 
 Unsuitable access for level of development/highway safety concerns  (1) 
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Settlement Hatfield 

Site  Hat19 Land off Bramble Road, Hatfield 

Number of Respondents  45 

0% support allocation 

96% object to allocation 

4% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
 
Colney Heath Parish Council: Object. The development of this site would erode the gap 
between Hatfield and St Albans, increasing the risk of coalescence. It has no sustainable 
transport infrastructure and would significantly increase traffic. 
 
Ellenbrook Residents Association: Site Hat19 forms a buffer between Hatfield and St 
Albans. It will increase congestion, noise, air pollution, flood risk. Impact heritage (listed 
buildings) and ecological assets. Waste water capacity issues. Unsustainable location. 
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Hat19 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (33) 
 Unsuitable access for level of development/highway safety concerns  (29) 
 Impact on ecological assets  (26) 
 Infrastructure concerns –transport/education/sewerage/health/community  (23) 
 Impact on Green Belt – Harm would be high/very high/significant  (22) 
 Impact on heritage assets  (20) 
 Would result in coalescence of settlements  (19) 
 Unsuitable location due to noise and/or air pollution  (19) 
 Insufficient local facilities/amenities to serve this level of development  (19) 
 Impact on the character or identity of the settlement/local area  (17) 
 Excessive scale of growth/development (15) 
 Loss of countryside/agricultural land  (9) 
 Flood risk (fluvial/surface water/drainage)  (9) 
 Imbalance between settlements/not a proportionate or fair level of growth  (6) 
 Impact on/weakening of Green Belt boundary (3) 
 Loss of parking (1) 
 Loss of community facility (1) 
 Unsuitable/Unsustainable location (1) 
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Settlement Hatfield 

Site Hat20 Angerland Common (south), Hatfield 

Number of Respondents  13 

15% support allocation 

77% object to allocation 

8% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Colney Heath Parish Council: Objects to the potential development of this site, as no 
details are provided of the range of uses proposed and no evidence of need in relation to 
the university. It has no sustainable transport infrastructure and would significantly 
increase traffic. A surface level car park would not support sustainable transport. 
North Mymms Parish Council: Object. Loss of Green Belt openness would be harmful 
and increase the potential for coalescence with Welham Green. This site is undeliverable 
without site Hat21 and development of these sites together would be unacceptable. It is 
too remote for mixed use and the proposal for additional car parking/a bus depot is 
unnecessary. Development should be precluded, owing to proximity to Bunchleys Pond (a 
designated village green). 
North Mymms and District Green Belt Society: Object to the further development of the 
important gap between Hatfield and Welham Green. Construction of a multi storey car 
park would cause significant harm to the openness of the Green Belt. A1001 is a very 
strong boundary between southern Hatfield and should not be breached. 

  

Page 594



 

75 
 

Hat20 continued 

Key Topics Raised – Number of representations shown in brackets 
 Impact on Green Belt – Harm would be high/very high/significant  (6) 
 Impact on the character or identity of the settlement/local area  (6) 
 Will create too much traffic/congestion  (5) 
 Impact on ecological assets  (5) 
 Unsuitable location due to noise and/or air pollution  (4) 
 Infrastructure concerns –transport/education/sewerage/health/community  (4) 
 Would result in coalescence of settlements  (3) 
 Excessive scale of growth/development  (3) 
 Impact on/weakening of Green Belt boundary  (1) 
 Impact on heritage assets  (1) 
 Flood risk (fluvial/surface water/drainage)  (1) 
 Unsuitable/Unsustainable location  (1) 
 Insufficient local facilities/amenities to serve this level of development  (1) 
 No comment  (1) 
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Settlement Hatfield 

Site Hat21 Land at Angerland Common (north), 
Hatfield 

Number of Respondents  10 

18% support allocation 

82% object to allocation 

0% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. Development would affect the openness of the 
Green Belt and will not assist in meeting the needs of local people.   
Colney Heath Parish Council: This site has no sustainable transport infrastructure and 
development would significantly increase traffic. No evidence of need for the development. 
A multi-storey car park which decants parking from the university campus to deliver 
additional development on campus does not support sustainable transport. 
North Mymms and District Green Belt Society: Object to the further development of the 
important gap between Hatfield and Welham Green. Construction of a multi storey car 
park would cause significant harm to the openness of the Green Belt. A1001 is a very 
strong boundary between southern Hatfield and should not be breached. 
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Hat21 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (4) 
 Infrastructure concerns –transport/education/sewerage/health/community  (4) 
 Impact on the character or identity of the settlement/local area  (3) 
 Impact on Green Belt – Harm would be high/very high/significant  (4) 
 Unsuitable location due to noise and/or air pollution  (3) 
 Unsuitable/Unsustainable location  (3) 
 Impact on ecological assets  (1) 
 Impact on neighbouring occupants/residents  (1) 
 Impact on/weakening of Green Belt boundary  (1) 
 Flood risk (fluvial/surface water/drainage)  (1) 
 Insufficient local facilities/amenities to serve this level of development  (1) 
 Excessive scale of growth/development (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
 No comment  (1) 
 Need to retain park & ride (1) 
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6.  Potters Bar – summary of responses   

Settlement Potters Bar 
Site  PB1 Potters Bar 

Number of Respondents  195 

3% support allocation 

85% object to allocation 

12% neither support nor object 
to allocation 

 

 
Key Stakeholder Comments 
Hertfordshire County Council: Support site being allocated for housing. 
Hertsmere BC: Significant parts of the site comprise woodland and areas of landscape 
interest which are designated in the Welwyn Hatfield Local Plan. The site is contiguous 
with parcel 41 in the Stage 1 Green Belt assessment undertaken by Arup for Hertsmere’s 
Local Plan; the site was identified as strongly performing Green Belt scoring 4 out of 5 
against purpose 3 (safeguarding the countryside from encroachment) and 3 out of 5 
against purpose 2 (preventing neighbouring towns coalescing). Any potential release of 
PB1 would have a significant detrimental effects on the wider Green Belt. A more detailed 
Green Belt assessment of the site would need to be undertaken to identify whether 
smaller sub-areas exist in this location which perform differently in terms of their 
contribution both locally and to the wider strategic Green Belt. Hertsmere Borough Council 
would not support growth in Welwyn Hatfield which fails to address the infrastructure, until 
further work is undertaken, 
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PB1 continued 

Hertsmere would object to any further consideration of the site. Development at PB1 in 
Welwyn Hatfield would impact directly on services and infrastructure in Potters Bar. It is 
therefore requested that Welwyn Hatfield Council consult with Hertsmere on the 
subsequent analysis of PB1, given its direct implications for Potters Bar.   
Transport for London: This is a large site close to the London boundary which has the 
potential to increase cross boundary travel including traffic on the Transport for London 
(Tfl) Road Network or its junctions. TfL would wish to be consulted on any proposals that 
may emerge, if this site were to be taken forward as part of the Local Plan process.  A 
major development in this location would need to ensure maximum use of public transport. 
Northaw and Cuffley Parish Council: Object. The site is immediately adjacent to a 
number of Wildlife Sites. It is questionable whether this can be accessed without harming 
the Wildlife Sites unacceptably. Proximity to the M25 will impact on wellbeing of future 
occupants due to noise and air pollution. The Stage 3 Green Belt Study only assessed 
part of the site and indicated that the release of this would result in moderate to high harm. 
Release of a larger area would likely result in even greater harm. It is in a very open area 
of Green Belt, which if developed would represent significant sprawl eastwards from 
Potters Bar. Part of it is with Flood Zone 3 and parts identified as a location for the 
planting of a carbon woodland. It is not a sustainable location for development owing to 
the distance between it and any services, including shops and transport links. 
Development would harm the Northaw Common Parkland Landscape Character Area. 
Oliver Dowden (MP): Concerned site PB1 will increase pressure on Potters Bar’s 
infrastructure (e.g. schools, highways, health,) and will require investment to 
upgrade/enhance this. The size, scale of sites will significantly impact the green open 
spaces around the town. Duty to cooperate discussions are needed. 
Northaw and Cuffley Residents Association: Site PB1 is unsuitable due to reasons, such 
as it would result in significant urban sprawl and harm to the Green Belt. It is not within an 
accessible location to facilities/services and close to M25. There is a lack of education 
capacity. Impact on Ancient woodland, local wildlife sites.  
Ramblers’ Association – Hertfordshire and North Middlesex Area: Concerned 
potential development of site PB1 (and sites within Potters Bar) may significantly impact 
Rights Of Ways through them.     
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PB1 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (144) 
 Unsuitable location due to noise and/or air pollution  (126) 
 Will create too much traffic/congestion   (120) 
 Impact on ecological assets  (110) 
 Impact on/weakening of Green Belt boundary  (74) 
 Unsuitable access for level of development/highway safety concerns  (50) 
 Loss of countryside/agricultural land  (36) 
 Flood risk (fluvial/surface water/drainage)  (36) 
 Insufficient local facilities/amenities to serve this level of development   (35) 
 Impact on the character or identity of the settlement/local area  (30) 
 Unsuitable/Unsustainable location   (28) 
 Excessive scale of growth/development  (27) 
 Impact on neighbouring occupants/residents  (22) 
 Impact on Green Belt – Harm would be high/very high/significant  (13) 
 Would result in coalescence of settlements   (13) 
 Use brownfield/PDL/urban land before release of Green Belt  (12) 
 Impact on heritage assets  (5) 
 Imbalance between settlements/not a proportionate or fair level of growth  (5) 
 Impact on character of rural road(s)   (2) 
 Positively assists in meeting the need for housing  (3) 
 Loss of parking  (3) 
 Site located in a sustainable location  (2) 
 Loss of community facility     (1) 
 Loss of employment land     (1) 
 No comment     (1) 
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7. Woolmer Green – summary of responses   

Settlement Woolmer Green  

Number of Respondents  1 
0% support allocation 
0% object to allocation 
100% neither support of object allocation 

 
Key Stakeholder Comments 
None  
Key Topics Raised – Number of representations shown in brackets 

 Unsuitable access for level of development/ highway safety concerns  (1) 
 Infrastructure concerns – highways/ transport/ education/ sewerage/ health/ 

community  (1) 
 Excessive/cumulative scale of growth/ development  (1) 
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Settlement Woolmer Green 

Site WE100 51 – 53 London Road, Woolmer 
Green 

Number of Respondents  52 

58% support allocation 

23% object to allocation 

19% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Woolmer Green Parish Council: Parish Council consider that this site does not provide 
employment for local people and object to Council’s wish to designate this for employment 
purposes. Parish Council is prepared in principle to accept Promotion 2 option of housing, 
employment and retail but not the Promotion 1 option of Housing and opportunity for 
convenience store and access to site HS15/WGr1 within the Green Belt.   
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WE100 continued 

Key Topics Raised – Number of representations shown in brackets 
 Site located in a sustainable location  (19) 
 Infrastructure concerns –transport/education/sewerage/health/community  (18) 
 Positively assists in meeting the need for housing  (16) 
 Will create too much traffic/congestion  (15) 
 Support use of brownfield/PDL/urban land before release of Green Belt  (14) 
 Insufficient local facilities/amenities to serve this level of development  (8) 
 Would result in coalescence of settlements  (6) 
 Unsuitable/Unsustainable location  (5) 
 No comment  (5) 
 Impact on Green Belt – Harm would be high/very high/significant  (1) 
 Excessive scale of growth/development (4) 
 Loss of employment land  (3) 
 Impact on ecological assets  (3) 
 Impact on the character or identity of the settlement/local area  (3) 
 Impact on/weakening of Green Belt boundary  (2) 
 Unsuitable location due to noise and/or air pollution  (3) 
 Unsuitable access for level of development/highway safety concerns  (2) 
 Loss of parking  (1) 
 Loss of countryside/agricultural land  (1) 
 Impact on neighbouring occupants/residents  (1) 
 Flood risk (fluvial/surface water/drainage)  (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
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Settlement Woolmer Green 

Site  WGr3 Land adjacent to 52 London Road, 
Woolmer Green 

Number of Respondents  66 

6% support allocation 

86% object to allocation 

8% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Woolmer Green Parish Council: Parish Council object to the release of site WGr3, as it 
occupies a critical position in the strategic gap between Woolmer Green and Knebworth. It 
lies within parcel P3 of the Stage 3 Green Belt Study and the release of this would cause 
‘very high’ harm to the Green Belt, indicating the importance of the strategic gap. Whilst 
the release of this would result in a harm rating of ‘moderate’, however the Parish Council 
considers fragmentation of the area into smaller parcels would only lead to the gradual 
erosion of the whole of the parcel and ribbon development along the B197. Development 
of the site would lead to further congestion and traffic conflicts, which are already an issue 
on the Great North Road. The site is located close to the railway that makes it unsuitable 
for housing. The North Herts Local Plan that is under examination, includes proposals to 
release four Green Belt sites for new housing on the on the edge of Knebworth. The 
addition of any sites to the south in Woolmer Green would only serve to increase the 
pressures on the local highways network, facilities and services. 

WGr3 continued 
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Stephan McPartland (MP) - Potential release of Site WGr3 will result in very high Green 
Belt harm, which would also result on reduced site area. It will be contrary to the NPPF 
purposes of preventing merger of towns, check unrestricted urban sprawl. No exception 
circumstances have been demonstrated for amending the Green Belt Boundary and 
harms to this designation exceed the benefits. The release of this will negatively impact; 
the gap between Woolmer Green and Knebworth and their separate identities, as well as 
the capacity of and infrastructure in latter.  
Key Topics Raised – Number of representations shown in brackets 

 Infrastructure concerns –transport/education/sewerage/health/community (42) 
 Would result in coalescence of settlements  (41) 
 Will create too much traffic/congestion  (34) 
 Impact on/weakening of Green Belt boundary  (19) 
 Impact on Green Belt – Harm would be high/very high/significant  (18) 
 Impact on ecological assets  (14) 
 Use brownfield/PDL/urban land before release of Green Belt  (11) 
 Unsuitable access for level of development/highway safety concerns  (12) 
 Impact on the character or identity of the settlement/local area  (10) 
 Excessive scale of growth/development  (9) 
 Unsuitable/Unsustainable location  (6) 
 Unsuitable location due to noise and/or air pollution  (5) 
 Loss of countryside/agricultural land  (4) 
 Insufficient local facilities/amenities to serve this level of development  (4) 
 Impact on neighbouring occupants/residents  (4) 
 Flood risk (fluvial/surface water/drainage)  (4)  
 Loss of parking  (3) 
 Imbalance between settlements/not a proportionate or fair level of growth   (5) 
 Positively assists in meeting the need for housing  (3) 
 Site located in a sustainable location  (3) 
 No comment  (2) 
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Settlement Woolmer Green 

Site WGr7 Land north of Heath Road, Woolmer 
Green 

Number of Respondents  101 

1% support allocation 

90% object to allocation 

9% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Woolmer Green Parish Council: The Parish Council strongly objects to the release of 
any part of this site for housing development, which is a distinctive tract of countryside to 
the west of the railway line, strongly separated from Woolmer Green village. Its openness 
contributes to the character of the Green Belt. The Stage 3 Green Belt Study indicated all 
of the Site WGr7 area was within parcel P1, which had a high harm rating and makes a 
significant contribution to the safeguarding the countryside. Whilst the harm rating of 
parcel P2 (to the north) was “very high”. The difference in the two ratings was because 
parcel P1 is enclosed by the railway and the edge of Mardley Heath. The Parish Council 
consider that all of the land to the west of the railway should be classified as “very high 
harm.” Development would impact on Brokers Garden Wood that is designated an Ancient 
Woodland, Local Wildlife Site and part of nature reserve (west) due to its biodiversity and 
landscape value. A safe vehicular access would be difficult to achieve and additional 
traffic movements would exacerbate existing traffic and highway safety issues. The 
railway over-bridge on Heath Road is extremely narrow and unsuitable for the large 
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WGr7 continued 

volumes of traffic associated with either of the promoted sites. As the bridge crosses the 
East Coast mail railway line, it is unlikely that Network Rail would agree to its widening. 
Considerable concern also raised about additional traffic on the local primary school that 
have led to a successful bid to the PCC Road Safety Fund for a B197 Feasibility Study. 
Welwyn Parish Council: Development of this site would have significant impact on the 
Green Belt, as it reduces the separation between settlements and weakening the existing 
Green Belt boundary. Safe and suitable access to the site will be difficult to achieve. It 
may impact designated nature sites. 
Residents Association of Welwyn Heath - Object to site WrG7 due to its impact on the 
Green Belt (.i.e. merger of Oaklands with Woolmer Green), loss of habitat and impacts on 
a Local Nature Reserve and countryside character. 

Key Topics Raised – Number of representations shown in brackets 
 Unsuitable access for level of development/highway safety concerns  (75) 
 Impact on ecological assets  (74) 
 Infrastructure concerns –transport/education/sewerage/health/community  (65) 
 Will create too much traffic/congestion  (58) 
 Impact on Green Belt – Harm would be high/very high/significant  (31) 
 Would result in coalescence of settlements  (23) 
 Unsuitable location due to noise and/or air pollution  (22) 
 Impact on the character or identity of the settlement/local area  (21) 
 Use brownfield/PDL/urban land before release of Green Belt  (16) 
 Loss of countryside/agricultural land  (11) 
 Unsuitable/Unsustainable location  (9) 
 Excessive scale of growth/development  (9) 
 Impact on neighbouring occupants/residents  (8) 
 Impact on/weakening of Green Belt boundary  (8) 
 Insufficient local facilities/amenities to serve this level of development  (5) 
 Imbalance between settlements/not a proportionate or fair level of growth  (5) 
 Flood risk (fluvial/surface water/drainage)  (4) 
 Loss of community facility  (2) 
 Impact on character of rural road(s)  (2) 
 No comment  (2) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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Settlement Woolmer Green 

Site WGr7a Land north of Heath Road, Woolmer Green 

Number of Respondents  88 

0% support allocation 

89% object to allocation 

11% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Woolmer Green Parish Council: The Parish Council strongly objects to the release of 
any part of this site for housing development. It is part of a distinctive tract of countryside 
to the west of the railway line, strongly separated from Woolmer Green village. Its 
openness contributes to the character of the Green Belt. The Stage 3 Green Belt Study 
indicates site WGr7a was within parcel P1, which had a high harm rating, with a significant 
contribution to the safeguarding of the countryside. Whilst the harm rating of parcel P2 (to 
the north) was “very high”. The difference in the two ratings was because parcel P1 was 
enclosed by the railway and the edge of Mardley Heath. The Parish Council consider that 
all of the land to the west of the railway should be classified as “very high.” Development 
would impact on Brokers Garden Wood which is designated as an Ancient Woodland, 
Local Wildlife Site, part of nature reserve (west) due to its biodiversity and landscape 
value. A safe vehicular access would be difficult to achieve and additional traffic 
movements would exacerbate existing traffic and highway safety issues.  The railway 
over-bridge on Heath Road is extremely narrow and unsuitable for the large volumes of 
traffic associated with either of the promoted sites. As the bridge crosses the East Coast 
mail railway line either of the promoted sites. As the bridge crosses the East Coast 
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WGr7a continued 

railway line, it is unlikely that Network Rail would agree to its widening. Considerable 
concern raised about additional traffic on the local primary school that have led to a 
successful bid to the PCC Road Safety Fund for a B197 Feasibility Study. 
 
Welwyn Parish Council: Development of the site would have a significant impact on the 
Green Belt, as it will reduce the separation between settlements and weakening the 
existing Green Belt boundary.  Safe and suitable access to the site will be difficult to 
achieve. It may impact designated nature sites. 

Key Topics Raised – Number of representations shown in brackets 
 Impact on ecological assets  (67) 
 Unsuitable access for level of development/highway safety concerns  (65) 
 Will create too much traffic/congestion  (57) 
 Infrastructure concerns –transport/education/sewerage/health/community  (49) 
 Impact on Green Belt – Harm would be high/very high/significant  (35) 
 Unsuitable location due to noise and/or air pollution  (21) 
 Would result in coalescence of settlements  (18) 
 Impact on the character or identity of the settlement/local area  (14) 
 Use brownfield/PDL/urban land before release of Green Belt   (13) 
 Loss of countryside/agricultural land  (10) 
 Excessive scale of growth/development  (9) 
 Impact on/weakening of Green Belt boundary  (8) 
 Flood risk (fluvial/surface water/drainage)  (7) 
 Impact on neighbouring occupants/residents  (5) 
 Imbalance between settlements/not a proportionate or fair level of growth  (5) 
 Unsuitable/Unsustainable location  (4) 
 Insufficient local facilities/amenities to serve this level of development  (3) 
 Loss of parking  (1) 
 Loss of community facility  (1) 
 Impact on character of rural road(s)  (1) 
 Site located in a sustainable location  (1) 
 No comment  (1) 
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8. Oaklands and Mardley Heath – summary of responses 
  

Settlement Oaklands & Mardley Heath 

Number of Respondents  4 
25% support allocation 

50% object to allocation 

25% neither support of object allocation 

 
Key Stakeholder Comments 
None  
Key Topics Raised – Number of representations shown in brackets 

 Unsuitable access for level of development/ highway safety concerns  (1) 
 Will create too much traffic/ congestion  (2) 
 Impact on ecological assets  (1) 
 Impact on heritage assets  (1) 
 Impact on the character or identity of the settlement/ local area  (1) 
 Impact on Green Belt – Harm would be high/very high/ significant  (1) 
 Would result in coalescence of settlements  (1) 
 Unsuitable location due to noise and/or air pollution/land contamination  (1) 
 Flood risk (fluvial/ surface water/ drainage)  (1) 
 Infrastructure concerns –highways/transport/ education/ sewerage/ health/ 

community  (4) 
 Use brownfield/ PDL/urban land before release of Green Belt  (1) 
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Settlement Oaklands and Mardley Heath 

Site  OMH6 Land to the east of Danesbury Park 
Road, Oaklands and Mardley Heath 

Number of Respondents  45 

0% support allocation 

91% object to allocation 

9% neither support nor object to 
allocation 

 

  
Key Stakeholder Comments 
Welwyn Parish Council: This site is not contiguous with an inset settlement and the 
release of this from the Green Belt together, with additional land needed to form a logical 
Green Belt boundary, would result in a much weaker boundary that is currently strongly 
defined by the A1M. The site was previously rejected by the Council and would harm a 
Wildlife Site and Local Nature Reserve.    

  

Page 611



 

92 
 

OMH6  continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (28) 
 Impact on ecological assets  (23) 
 Unsuitable access for level of development/highway safety concerns  (23) 
 Impact on Green Belt – Harm would be high/very high/significant  (19) 
 Will create too much traffic/congestion  (18) 
 Impact on the character or identity of the settlement/local area  (7) 
 Unsuitable location due to noise and/or air pollution  (7) 
 Impact on neighbouring occupants/residents  (6) 
 Impact on/weakening of Green Belt boundary  (6) 
 Loss of countryside/agricultural land  (4) 
 Flood risk (fluvial/surface water/drainage)  (4) 
 Unsuitable/Unsustainable location  (4) 
 Impact on character of rural road(s)  (3) 
 Insufficient local facilities/amenities to serve this level of development  (3) 
 Loss of community facility  (2) 
 Would result in coalescence of settlements  (2) 
 Use brownfield/PDL/urban land before release of Green Belt   (2) 
 Excessive scale of growth/development  (1) 
 No comment  (1) 
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Settlement Oaklands and Mardley Heath 

Site  OMH7 22 The Avenue, Oaklands and Mardley 
Heath 

Number of Respondents  16 

19% support allocation 

75% object to allocation 

6% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Welwyn Parish Council: Release of this site from the Green Belt would significantly 
weaken the Green Belt boundary, which is currently strongly defined by the A1M. 
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OMH7  continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (5) 
 Infrastructure concerns –transport/education/sewerage/health/community  (5) 
 Unsuitable access for level of development/highway safety concerns  (4) 
 Impact on the character or identity of the settlement/local area  (3) 
 Positively assists in meeting the need for housing  (3) 
 Impact on Green Belt – Harm would be high/very high/significant  (3) 
 Impact on/weakening of Green Belt boundary  (2) 
 No comment  (2) 
 Impact on neighbouring occupants/residents  (1) 
 Would result in coalescence of settlements  (1) 
 Unsuitable location due to noise and/or air pollution  (1) 
 Unsuitable/Unsustainable location  (1) 
 Insufficient local facilities/amenities to serve this level of development   (1) 
 Excessive scale of growth/development  (1) 
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Settlement Oaklands and Mardley Heath 

Site  OMH9 Rear of 19 – 23 The Avenue, Oaklands and 
Mardley Heath 

Number of Respondents  23 

9% support allocation 

87% object to allocation 

4% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Welwyn Parish Council: This site is not contiguous with an inset settlement. The release 
of this from the Green Belt together with additional land needed to form a logical Green 
Belt boundary would result in a much weaker boundary that is currently strongly defined 
by the A1. An appeal for refusal of planning permission was previously rejected on the site 
by the Secretary of Site, primarily due to significant harm to the Green Belt and impact on 
the purposes of this (e.g. safeguarding the countryside from encroachment). 
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OMH9 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (10) 
 Unsuitable access for level of development/highway safety concerns  (9) 
 Will create too much traffic/congestion  (8) 
 Impact on ecological assets  (6) 
 Impact on Green Belt – Harm would be high/very high/significant  (6) 
 Would result in coalescence of settlements  (3) 
 Impact on/weakening of Green Belt boundary  (3) 
 Impact on neighbouring occupants/residents  (2) 
 Impact on the character or identity of the settlement/local area  (2) 
 Unsuitable location due to noise and/or air pollution  (2) 
 Flood risk (fluvial/surface water/drainage)  (2) 
 Unsuitable/Unsustainable location  (2) 
 Insufficient local facilities/amenities to serve this level of development  (2) 
 Use brownfield/PDL/urban land before release of Green Belt  (2) 
 Impact on character of rural road(s)  (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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9. Welwyn – summary of responses 
 

Settlement Welwyn 

Number of Respondents  65 
2% support allocation 
62% object to allocation 
37% neither support of object allocation 
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Welwyn Continued  

Key Stakeholder Comments 
Welwyn Planning & Amenity Group: 922 district signatures were collected. The 
following topics are common to most of the sites addressed in the Welwyn Parish Council 
submission, and deserve individual attention: road network, parking, Singlers Marsh, 
cemetery, water supply, archaeology, natural environment and disruption. 
 
Key Topics Raised – Number of representations shown in brackets 

 Unsuitable access for level of development/ highway safety concerns  (16) 
 Will create too much traffic/ congestion  (47) 
 Loss of community/sport facility  (1) 
 Loss of countryside/agricultural land  (11) 
 Impact on ecological assets  (32) 
 Impact on heritage assets  (10) 
 Impact on neighbouring occupants/ residents  (7) 
 Impact on the character or identity of the settlement/ local area  (26) 
 Impact on character of rural road(s)  (2) 
 Impact on Green Belt – Harm would be high/very high/ significant  (16) 
 Would result in coalescence of settlements  (5) 
 Impact on/ weakening of Green Belt boundary  (8) 
 Unsuitable location due to noise and/or air pollution/land contamination  (6) 
 Flood risk (fluvial/ surface water/ drainage)  (4) 
 Unsuitable/ Unsustainable location  (1) 
 Insufficient local facilities/amenities to serve this level of development  (16) 
 Infrastructure concerns –highways/transport/ education/ sewerage/ health/ 

community (58) 
 Use brownfield/ PDL/urban land before release of Green Belt  (3) 
 Excessive cumulative scale of growth/ development  (15) 
 Imbalance between settlements/not a proportionate or fair level of growth  (3) 
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Settlement Welwyn 

Site  Wel1 Land at Kimpton Road, Welwyn 

Number of Respondents  185 

0% support allocation 

93% object to allocation 

7% neither support nor object to 
allocation 

 

  
Key Stakeholder Comments 
Historic England: The allocation of this site is unlikely to harm the historic environment. 

Welwyn Parish Council: Sites Wel1/Wel2/Wel15/Wel15a are dealt with together. It would 
not be appropriate to release Wel2 from the Green Belt on its own, as it is not contiguous 
with the inset settlement of Welwyn. According to a current OS map Wel15/15a contains a 
roman building that does not appear to have been surveyed. A Herts County Council 
survey from 1978 indicates that the site is within the core of the roman village. If the sites 
were removed from the Green Belt, this would threaten coalescence between Welwyn, 
Codicote and Mardley Heath and the new Green Belt boundary would be less defendable 
than the present boundary. Concerned that development of this site may impact Singlers 
Marsh Local Nature Reserve and Wildlife Site. The Stage 3 Green Belt Review underrates 
the harm that would be caused by release of parcel 7 (.i.e. moderate-high), which should 
be a high harm rating due to the openness of land between Kimpton Road and Hawbush 
estate. Fulling Mill Lane is restricted by a major pinch point of the bridge. 

Wel1 continued 
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Safe and suitable access to the sites cannot be achieved without harm to Singlers Marsh. 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (139) 
 Will create too much traffic/congestion (137) 
 Unsuitable access for level of development/highway safety concerns (107) 
 Impact on ecological assets (76) 
 Impact on the character or identity of the settlement/local area (72) 
 Impact on Green Belt – Harm would be high/very high/significant (70) 
 Insufficient local facilities/amenities to serve this level of development (53) 
 Loss of countryside/agricultural land (40) 
 Unsuitable location due to noise and/or air pollution (39) 
 Impact on heritage assets (32) 
 Excessive scale of growth/development (28) 
 Would result in coalescence of settlements (27) 
 Flood risk (fluvial/surface water/drainage) (21) 
 Impact on character of rural road(s)  (16) 
 Impact on/weakening of Green Belt boundary (15) 
 Impact on neighbouring occupants/residents (14) 
 Loss of parking (9) 
 Use brownfield/PDL/urban land before release of Green Belt  (9) 
 No comment (9) 
 Unsuitable/Unsustainable location (8) 
 Imbalance between settlements/not a proportionate or fair level of growth  (5) 
 Site located in a sustainable location (2) 
 Loss of employment land (1) 
 Positively assists in meeting the need for housing (1) 
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Settlement Welwyn 

Site  Wel2 Land adjoining Welwyn Cemetery, 
Welwyn 

Number of Respondents  143 

4% support allocation 

88% object to allocation 

8% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: The allocation of this site is unlikely to harm the historic environment. 
Welwyn Parish Council: Sites Wel1/Wel2/Wel15/Wel15a are dealt with together. It would 
not be appropriate to release Wel2 from the Green Belt on its own, as it is not contiguous 
with the inset settlement of Welwyn. According to a current OS map Wel15/15a contains a 
roman building that does not appear to have been surveyed. A Herts County Council 
survey from 1978 indicates that the site is within the core of the roman village. If the sites 
were removed from the Green Belt, this would threaten coalescence between Welwyn, 
Codicote and Mardley Heath and the new Green Belt boundary would be less defendable 
than the present boundary. Concerned that development of this site may impact Singlers 
Marsh Local Nature Reserve and Wildlife Site. The Stage 3 Green Belt Review underrates 
the harm that would be caused by release of parcel 7 (.i.e. moderate-high), which should 
be a high harm rating due to the openness of land between Kimpton Road and Hawbush 
estate. Fulling Mill Lane is restricted by a major pinch point of the bridge. 

Wel2 continued 
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Safe and suitable access to the sites cannot be achieved without harm to Singlers Marsh. 
Key Topics Raised – Number of representations shown in brackets 

 Will create too much traffic/congestion (112) 
 Infrastructure concerns –transport/education/sewerage/health/community  (104) 
 Unsuitable access for level of development/highway safety concerns (74) 
 Impact on ecological assets (72) 
 Impact on the character or identity of the settlement/local area (55) 
 Impact on Green Belt – Harm would be high/very high/significant (43) 
 Unsuitable location due to noise and/or air pollution (33) 
 Loss of countryside/agricultural land (32) 
 Impact on heritage assets (27) 
 Impact on/weakening of Green Belt boundary (27) 
 Would result in coalescence of settlements (22) 
 Flood risk (fluvial/surface water/drainage) (22) 
 Excessive scale of growth/development (21) 
 Insufficient local facilities/amenities to serve this level of development (14) 
 Impact on neighbouring occupants/residents (10) 
 Use brownfield/PDL/urban land before release of Green Belt  (8) 
 Unsuitable/Unsustainable location (6) 
 No comment (6) 
 Impact on character of rural road(s)  (5) 
 Loss of parking (4) 
 Loss of community facility (1) 
 Site located in a sustainable location (4) 
 Imbalance between settlements/not a proportionate or fair level of growth (3) 
 Positively assists in meeting the need for housing (2) 
 Loss of employment land (1) 
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Settlement Welwyn 

Site  Wel6 Land at Kimpton Road, Welwyn 

Number of Respondents  131 

3% support allocation 

87% object to allocation 

10% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Welwyn Parish Council: This site is not contiguous with any inset settlement and its 
release from the Green Belt is inappropriate. 
Stephan McPartland (MP): Site Wel6 should not be allocated. It is not adjoining Welwyn, 
so not contiguous with an urban boundary. It makes a significant contribution to 
safeguarding countryside, assisting urban regeneration and is not within an accessible 
location of a town centre. 
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Wel6 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (103) 
 Infrastructure concerns –transport/education/sewerage/health/community  (98) 
 Unsuitable access for level of development/highway safety concerns  (78) 
 Impact on ecological assets  (68) 
 Impact on Green Belt – Harm would be high/very high/significant  (59) 
 Impact on the character or identity of the settlement/local area  (56) 
 Unsuitable location due to noise and/or air pollution  (29) 
 Loss of countryside/agricultural land  (28) 
 Impact on heritage assets  (26) 
 Would result in coalescence of settlements  (24) 
 Excessive scale of growth/development (16) 
 Insufficient local facilities/amenities to serve this level of development  (15) 
 Flood risk (fluvial/surface water/drainage (15) 
 Impact on neighbouring occupants/residents  (12) 
 Impact on/weakening of Green Belt boundary  (11) 
 Unsuitable/Unsustainable location (9) 
 Use brownfield/PDL/urban land before release of Green Belt  (9) 
 Loss of parking  (7) 
 Impact on character of rural road(s)  (7) 
 No comment  (5) 
 Site located in a sustainable location  (4) 
 Imbalance between settlements/not a proportionate or fair level of growth   (3) 
 Loss of community facility  (2) 
 Loss of employment land  (1) 
 Positively assists in meeting the need for housing  (1) 
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Settlement Welwyn 

Site Wel14 Linces Farm – Land north of Wilshire Road 
and Wilga Road, Welwyn 

Number of Respondents  132 

2% support allocation 

90% object to allocation 

8% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Historic England: This site is located close to a group of grade II listed buildings at 
Linces Farm. Although the proposed site is smaller than the previously promoted, the 
development of it would still have an impact on the setting of these listed buildings. 
Therefore, HE advise against allocation of this site. 
Welwyn Parish Council: Sites Wel14/Wel14a and Wel14b are dealt with together. If the 
sites were to come forward together this would severely compromise the openness of the 
western side of the village. A new boundary to the west would not be readily defendable 
from further extension. The Stage 3 Green Belt Review indicated that the release of parcel 
P8 that Site Wel14 falls within, would result in high harm to the Green Belt.  
Stephan McPartland (MP): Reduced Site Wel14 should be rejected. The development of 
this is likely to result in substantial negative impacts on heritage assets, exceeding 
benefits of housing. Site Wel14 represents a large scale development and would be 
detrimental to the environment and ecology. It is not accessible to a town centre. 
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Wel14 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (104) 
 Will create too much traffic/congestion (100) 
 Unsuitable access for level of development/highway safety concerns (75) 
 Impact on Green Belt – Harm would be high/very high/significant (51) 
 Impact on ecological assets (50) 
 Impact on the character or identity of the settlement/local area (47) 
 Loss of countryside/agricultural land (36) 
 Unsuitable location due to noise and/or air pollution (29) 
 Would result in coalescence of settlements (26) 
 Excessive scale of growth/development (19) 
 Impact on heritage assets (18) 
 Insufficient local facilities/amenities to serve this level of development (16) 
 Impact on/weakening of Green Belt boundary (16) 
 Flood risk (fluvial/surface water/drainage) (16) 
 Use brownfield/PDL/urban land before release of Green Belt  (9) 
 Impact on neighbouring occupants/residents (9) 
 Loss of parking (7) 
 Imbalance between settlements/not a proportionate or fair level of growth  (7) 
 Unsuitable/Unsustainable location (6) 
 No comment (5) 
 Impact on character of rural road(s)  (4) 
 Positively assists in meeting the need for housing (2) 
 Site located in a sustainable location (2) 
 Loss of employment land (1) 
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Settlement Welwyn 

Site Wel14a Linces Farm – Land north-west of 
Wilshire Road, Welwyn 

Number of Respondents  120 

1% support allocation 

91% object to allocation 

8% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: This site is located close to a group of grade II listed buildings at 
Linces Farm and the development of it would have an impact on the setting of these. 
Therefore, HE advise against allocation of this site. 

Welwyn Parish Council: Sites Wel14/Wel14a and Wel14b are dealt with together. If the 
sites were to come forward together, this would severely compromise the openness of the 
western side of the village. A new boundary to the west would not be readily defendable 
from further extension. The Stage 3 Green Belt Review indicated that the release of parcel 
P8 that Site Wel14 falls within, would result in high harm to the Green Belt.  

Stephan McPartland (MP): Site Wel14a represent large scale development that would be 
detrimental to the environment and ecology. It is not accessible to a town centre. 
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Wel14a continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (96) 
 Infrastructure concerns –transport/education/sewerage/health/community  (90) 
 Unsuitable access for level of development/highway safety concerns  (73) 
 Impact on Green Belt – Harm would be high/very high/significant  (51) 
 Impact on ecological assets  (45) 
 Impact on the character or identity of the settlement/local area  (42) 
 Loss of countryside/agricultural land  (32) 
 Unsuitable location due to noise and/or air pollution  (27) 
 Would result in coalescence of settlements  (23) 
 Impact on heritage assets  (20) 
 Impact on/weakening of Green Belt boundary  (20) 
 Insufficient local facilities/amenities to serve this level of development  (15) 
 Impact on neighbouring occupants/residents  (12) 
 Excessive scale of growth/development (11) 
 Flood risk (fluvial/surface water/drainage)  (11) 
 Loss of parking  (8) 
 Use brownfield/PDL/urban land before release of Green Belt  (8) 
 Unsuitable/Unsustainable location  (7) 
 Imbalance between settlements/not a proportionate or fair level of growth  (6) 
 No comment  (5) 
 Impact on character of rural road(s)  (3) 
 Positively assists in meeting the need for housing  (2) 
 Site located in a sustainable location  (2) 
 Loss of employment land  (1) 
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Settlement Welwyn 

Site  Wel14b Linces Farm – Land west of Wilshire Road 
and north of School Lane, Welwyn 

Number of Respondents  127 

2% support allocation 

94% object to allocation 

4% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: The allocation of this site is unlikely to cause any harm to the historic 
environment. 
Welwyn Parish Council: Sites Wel14/Wel14a and Wel14b are dealt with together. If the 
sites were to come forward together, this would severely compromise the openness of the 
western side of the village. A new boundary to the west would not be readily defendable 
from further extension. The Stage 3 Green Belt Review indicated that the release of parcel 
P8 that this site falls within, would result in high harm to the Green Belt. Access to the 
sites would be via School Lane, which is subject to a major pinch point. 
Stephan McPartland (MP): Sites Wel14b represent large scale development and not 
within an accessible location of a town centre. These would be detrimental to the 
environment and ecology. 
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Wel14b continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion (105) 
 Infrastructure concerns –transport/education/sewerage/health/community  (93) 
 Unsuitable access for level of development/highway safety concerns  (79) 
 Impact on Green Belt – Harm would be high/very high/significant   (61) 
 Impact on ecological assets  (42) 
 Impact on the character or identity of the settlement/local area  (41) 
 Loss of countryside/agricultural land  (32) 
 Unsuitable location due to noise and/or air pollution  (26) 
 Would result in coalescence of settlements  (26) 
 Impact on heritage assets  (21) 
 Insufficient local facilities/amenities to serve this level of development  (19) 
 Impact on/weakening of Green Belt boundary  (17) 
 Excessive scale of growth/development  (14) 
 Impact on neighbouring occupants/residents  (14) 
 Flood risk (fluvial/surface water/drainage)  (14) 
 Loss of parking  (9) 
 Imbalance between settlements/not a proportionate or fair level of growth   (8) 
 Unsuitable/Unsustainable location  (7) 
 Use brownfield/PDL/urban land before release of Green Belt  (6) 
 No comment  (5) 
 Impact on character of rural road(s)  (4) 
 Site located in a sustainable location  (3) 
 Positively assists in meeting the need for housing  (2) 
 Loss of employment land  (1) 
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Settlement Welwyn 

Site  Wel15 Land at Fulling Mill Lane, Welwyn 

Number of Respondents  132 

5% support allocation 

87% object to allocation 

8% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: Development of this site would have the potential to harm the setting of 
the Grade II* listed Guessens and the Welwyn Conservation Area that adjoins its 
boundary. Some development might be possible in the northern half of the site, if 
landscape buffers are introduced on southern edge. 

Welwyn Parish Council: Sites Wel1/Wel2/Wel15/Wel15a are dealt with together. It would 
not be appropriate to release Wel2 from the Green Belt on its own as it is not contiguous 
with the inset settlement of Welwyn. According to a current OS map Wel15/15a contains a 
roman building that does not appear to have been surveyed. A Herts County Council 
survey from 1978 indicates that the site is within the core of the roman village. If the sites 
were removed from the Green Belt together, this would threaten coalescence between 
Welwyn, Codicote and Mardley Heath. Further, the new Green Belt boundary would be 
less defendable than the present boundary. Concerned that development may impact the 
Singlers Marsh Local Nature Reserve and Wildlife Site. Stage 3 Green Belt Review 
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Wel15 continued 

underrates the harm that would be caused by release of parcel 7. Fulling Mill Lane is 
restricted by a major pinch point of the bridge. Safe and suitable access to the sites 
cannot be achieved, without harm to Singlers Marsh. 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (101) 
 Infrastructure concerns –transport/education/sewerage/health/community  (99) 
 Unsuitable access for level of development/highway safety concerns  (78) 
 Impact on ecological assets  (68) 
 Impact on the character or identity of the settlement/local area  (62) 
 Impact on Green Belt – Harm would be high/very high/significant  (53) 
 Impact on heritage assets  (39) 
 Loss of countryside/agricultural land  (35) 
 Unsuitable location due to noise and/or air pollution  (26) 
 Flood risk (fluvial/surface water/drainage)  (24) 
 Would result in coalescence of settlements  (23) 
 Insufficient local facilities/amenities to serve this level of development  (14) 
 Excessive scale of growth/development   (14) 
 Impact on neighbouring occupants/residents  (13) 
 Loss of parking   (8) 
 Impact on character of rural road(s)  (9) 
 Impact on/weakening of Green Belt boundary  (9) 
 Use brownfield/PDL/urban land before release of Green Belt  (8) 
 Imbalance between settlements/not a proportionate or fair level of growth  (7) 
 Unsuitable/Unsustainable location  (6) 
 Site located in a sustainable location  (6) 
 No comment   (5) 
 Loss of community facility  (3) 
 Positively assists in meeting the need for housing  (2) 
 Loss of employment land  (1) 
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Settlement Welwyn 

Site  Wel15a Land at Fulling Mill Lane and south of 
Riverside, Welwyn 

Number of Respondents  98 

6% support allocation 

86% object to allocation 

8% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: This site adjoins the Grade II* listed Guessens, and is within the 
Welwyn Conservation Area. Development of this site would have the potential to harm 
these heritage assets and therefore should not be allowed. 

Welwyn Parish Council: Sites Wel1/Wel2/Wel15/Wel15a are dealt with together. It would 
not be appropriate to release Wel2 from the Green Belt on its own, as it is not contiguous 
with the inset settlement of Welwyn. According to a current OS map Wel15/15a contains a 
roman building that does not appear to have been surveyed. A Herts County Council 
survey from 1978 indicates that the site is within the core of the roman village. If the sites 
were removed from the Green Belt together, this would threaten coalescence between 
Welwyn, Codicote and Mardley Heath. Further, the new Green Belt boundary would be 
less defendable than the present boundary. Concerned that development may impact the 
Singlers Marsh Local Nature Reserve and Wildlife Site. 
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Wel15a continued 

The Stage 3 Green Belt Review underrates the Green harm that would be caused by the 
release of parcel 7 (moderate-high). This should have a high harm rating due to the 
openness of land between Kimpton Road and Hawbush estate of parcel 7. Fulling Mill 
Lane is also restricted by a major pinch point of the bridge. Therefore, safe and suitable 
access to the sites cannot be achieved without harm to Singlers Marsh. 
Key Topics Raised – Number of representations shown in brackets 

 Will create too much traffic/congestion  (74) 
 Infrastructure concerns –transport/education/sewerage/health/community  (69) 
 Unsuitable access for level of development/highway safety concerns  (51) 
 Impact on ecological assets  (45) 
 Impact on the character or identity of the settlement/local area  (42) 
 Impact on Green Belt – Harm would be high/very high/significant  (39) 
 Impact on heritage assets  (26) 
 Loss of countryside/agricultural land  (23) 
 Unsuitable location due to noise and/or air pollution  (20) 
 Flood risk (fluvial/surface water/drainage)  (18) 
 Would result in coalescence of settlements  (15) 
 Insufficient local facilities/amenities to serve this level of development  (9) 
 Excessive scale of growth/development   (8) 
 Use brownfield/PDL/urban land before release of Green Belt  (7) 
 Impact on neighbouring occupants/residents (6) 
 Imbalance between settlements/not a proportionate or fair level of growth  (6) 
 Loss of parking   (5) 
 Unsuitable/Unsustainable location  (5) 
 No comment  (5) 
 Impact on character of rural road(s)  (4) 
 Impact on/weakening of Green Belt boundary  (3) 
 Site located in a sustainable location  (3) 
 Positively assists in meeting the need for housing  (2) 
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Settlement Welwyn 

Site  Wel16 South of School Lane, Welwyn 

Number of Respondents  129 

5% support allocation 

90% object to allocation 

5% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Welwyn Parish Council: The site is subject to flood issues and access issues via School 
Lane and White Hill. 
Stephan McPartland (MP): Site Wel16 should be rejected. Development is likely to result 
in substantial negative impacts on heritage assets, exceeding benefits of housing. This 
site represents a large scale development in a location that is not accessible to a town 
centre. It would be detrimental to the environment and ecology. 
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Wel16 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (98) 
 Will create too much traffic/congestion  (92) 
 Unsuitable access for level of development/highway safety concerns  (81) 
 Impact on Green Belt – Harm would be high/very high/significant  (54) 
 Impact on the character or identity of the settlement/local area  (42) 
 Impact on ecological assets  (38) 
 Loss of countryside/agricultural land  (28) 
 Unsuitable location due to noise and/or air pollution  (20) 
 Would result in coalescence of settlements  (20) 
 Insufficient local facilities/amenities to serve this level of development  (18) 
 Flood risk (fluvial/surface water/drainage)  (16) 
 Impact on neighbouring occupants/residents  (13) 
 Loss of parking  (11) 
 Impact on heritage assets  (11) 
 Excessive scale of growth/development (9) 
 Site located in a sustainable location  (9) 
 Impact on/weakening of Green Belt boundary  (9) 
 Unsuitable/Unsustainable location  (5) 
 Use brownfield/PDL/urban land before release of Green Belt  (5) 
 Positively assists in meeting the need for housing  (5) 
 No comment  (5) 
 Impact on character of rural road(s)  (4) 
 Imbalance between settlements/not a proportionate or fair level of growth  (3) 
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Settlement Welwyn 

Site  Wel17 Land at White Hill, Welwyn 

Number of Respondents  186 

3% support allocation 

88% object to allocation 

9% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Welwyn Parish Council: The site is open and development on it would be inappropriate. 
Wilshire Park Residents Association: Object to site Wel17, as satisfactory access 
cannot be achieved from this and the potential ecological impact (.i.e. loss of trees, harm 
to bats) 
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Wel17 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (139) 
 Unsuitable access for level of development/highway safety concerns  (135) 
 Infrastructure concerns –transport/education/sewerage/health/community  (113) 
 Impact on ecological assets  (100) 
 Impact on Green Belt – Harm would be high/very high/significant  (88) 
 Loss of countryside/agricultural land  (50) 
 Would result in coalescence of settlements  (44) 
 Impact on the character or identity of the settlement/local area  (41) 
 Impact on neighbouring occupants/residents  (33) 
 Impact on character of rural road(s)  (26) 
 Impact on/weakening of Green Belt boundary  (20) 
 Unsuitable location due to noise and/or air pollution  (19) 
 Excessive scale of growth/development  (19) 
 Insufficient local facilities/amenities to serve this level of development  (18) 
 Unsuitable/Unsustainable location  (11) 
 Use brownfield/PDL/urban land before release of Green Belt  (11) 
 Impact on heritage assets  (8) 
 Flood risk (fluvial/surface water/drainage)  (7) 
 Imbalance between settlements/not a proportionate or fair level of growth  (7) 
 Site located in a sustainable location  (5) 
 No comment  (5) 
 Loss of parking  (4) 
 Positively assists in meeting the need for housing  (3) 
 Loss of community facility  (1) 
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10. Digswell – summary of responses   

Settlement Digswell 

Number of Respondents  3 

0% support allocation 

33% object to allocation 

67% neither support of object allocation 

 
Key Stakeholder Comments 
None 
Key Topics Raised – Number of representations shown in brackets 

 Unsuitable access for level of development/ highway safety concerns  (2) 
 Will create too much traffic/ congestion  (3) 
 Loss of countryside/agricultural land/agricultural land  (1) 
 Impact on ecological assets  (2) 
 Impact on heritage assets  (1) 
 Impact on the character or identity of the settlement/ local area  (2) 
 Impact on Green Belt – Harm would be high/very high/ significant  (1) 
 Would result in coalescence of settlements  (1) 
 Flood risk (fluvial/ surface water/ drainage)  (2) 
 Infrastructure concerns –highways/transport/ education/ sewerage/ health/ 

community  (3) 
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Settlement Digswell 

Site  Dig1 Land East of 2 New Road, Digswell 

Number of Respondents  88 

1% support allocation 

90% object to allocation 

9% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: The site abuts the northern boundary of Tewin Water Registered Park 
and Garden (Grade II). It forms part of the setting of Tewin Water and makes a positive 
contribution to its significance. Development of the site also has the potential to impact the 
setting of the Grade II* listed Digswell viaduct. In line with previous advice, HE advise 
against allocation of the site due to its potential impact upon the historic environment. 
Welwyn Parish Council: The new Green Belt boundary, if the site was released, would 
not follow any natural features and would not defensible against future expansion. The site 
falls within a high Harm parcel (P17) within the Stage 3 Green Belt Review. There is no 
reason for the Council to change its decision to reject the site. 
Digswell Action Group: Object to site Dig1 due to its potential adverse impact on the 
Green Belt (.i.e. high harm), the setting of heritage assets (GII Viaduct) and landscape. No 
defensible Green Belt boundaries. 
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 Dig1 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (62) 
 Will create too much traffic/congestion  (52) 
 Impact on Green Belt – Harm would be high/very high/significant  (43) 
 Unsuitable access for level of development/highway safety concerns  (40) 
 Impact on ecological assets  (33) 
 Loss of countryside/agricultural land  (30) 
 Insufficient local facilities/amenities to serve this level of development  (28) 
 Impact on heritage assets  (27) 
 Impact on the character or identity of the settlement/local area (26) 
 Flood risk (fluvial/surface water/drainage) (24) 
 Unsuitable location due to noise and/or air pollution (15) 
 Unsuitable/Unsustainable location  (14) 
 Use brownfield/PDL/urban land before release of Green Belt  (15) 
 Impact on/weakening of Green Belt boundary  (12) 
 Excessive scale of growth/development  (10) 
 Impact on neighbouring occupants/residents (7) 
 Loss of parking  (6) 
 Would result in coalescence of settlements  (5) 
 No comment  (2) 
 Impact on character of rural road(s)  (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
 Positively assists in meeting the need for housing  (1) 
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Settlement Digswell 

Site  Dig3 Land to the North of Harmer Green Lane, 
Burnham Green 

Number of Respondents  74 

1% support allocation 

92% object to allocation 

7% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Welwyn Parish Council: This site is within the Green Belt. It is not contiguous with any 
excluded areas and it would be illogical to remove from the Green Belt or to allocate. 
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 Dig3 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (57) 
 Will create too much traffic/congestion (48) 
 Impact on Green Belt – Harm would be high/very high/significant  (44) 
 Impact on ecological assets  (41) 
 Unsuitable access for level of development/highway safety concerns  (31) 
 Insufficient local facilities/amenities to serve this level of development  (30) 
 Impact on the character or identity of the settlement/local area  (29) 
 Loss of countryside/agricultural land  (25) 
 Unsuitable/Unsustainable location  (23) 
 Excessive scale of growth/development  (17) 
 Unsuitable location due to noise and/or air pollution  (15) 
 Use brownfield/PDL/urban land before release of Green Belt  (9) 
 Loss of parking (8) 
 Impact on neighbouring occupants/residents  (8) 
 Impact on/weakening of Green Belt boundary  (8) 
 Would result in coalescence of settlements  (7) 
 Flood risk (fluvial/surface water/drainage)  (7) 
 Impact on heritage assets  (3) 
 Impact on character of rural road(s)  (3) 
 No comment  (2) 
 Site located in a sustainable location  (1) 
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Settlement Digswell 

Site  Dig4 (extended) Land at junction of Digswell 
Lane and Bessemer Road, Digswell 

Number of Respondents  24 

0% support allocation 

88% object to allocation 

13% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: This site forms part of the immediate landscape setting of the Grade II* 
Welwyn Railway Viaduct. Development of it would harm the setting of the viaduct. 
Therefore this site should not be allocated. 
Welwyn Parish Council: The development of this site would visually impact on the 
Mimram Valley and the setting of the Grade II* listed viaduct. It is illogical to release it from 
the Green Belt, as it is not contiguous with an inset settlement. It should be rejected. 
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 Dig4 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (11) 
 Infrastructure concerns –transport/education/sewerage/health/community  (11) 
 Loss of countryside/agricultural land  (10) 
 Impact on ecological assets  (10) 
 Impact on heritage assets  (10) 
 Impact on Green Belt – Harm would be high/very high/significant  (10) 
 Unsuitable location due to noise and/or air pollution  (9) 
 Unsuitable access for level of development/highway safety concerns  (8) 
 Insufficient local facilities/amenities to serve this level of development  (7) 
 Impact on the character or identity of the settlement/local area  (5) 
 Flood risk (fluvial/surface water/drainage)  (4) 
 Unsuitable/Unsustainable location  (4) 
 Impact on/weakening of Green Belt boundary  (3) 
 Impact on character of rural road(s)  (2) 
 Would result in coalescence of settlements  (2) 
 Impact on neighbouring occupants/residents  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
 No comment  (1) 
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Settlement Digswell 

Site Name  Dig5 (extended) Land adjacent to 76 Hertford 
Road, Digswell 

Number of Respondents  38 

0% support allocation 

89% object to allocation 

11% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: This site is located entirely within the Grade II Registered Park and 
Garden of Tewin Water. Development would have a considerable impact on the 
significance of this asset and is likely to result in a high level of harm. HE strongly 
recommend that this is not included within the Local Plan, as a site allocation. 
Welwyn Parish Council: The Council’s previous reasons for rejecting the site remain 
valid. This site is not contiguous with an inset settlement and within a high flood risk area. 
The majority of the site area is within a Registered Park and Garden. 
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 Dig5 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (24) 
 Will create too much traffic/congestion  (23) 
 Impact on Green Belt – Harm would be high/very high/significant  (16) 
 Impact on ecological assets  (12) 
 Unsuitable access for level of development/highway safety concerns  (11) 
 Unsuitable location due to noise and/or air pollution  (10) 
 Insufficient local facilities/amenities to serve this level of development   (9) 
 Impact on heritage assets  (7) 
 Impact on the character or identity of the settlement/local area  (7) 
 Loss of countryside/agricultural land  (7) 
 Flood risk (fluvial/surface water/drainage)  (6) 
 Impact on/weakening of Green Belt boundary  (4) 
 Impact on character of rural road(s)  (3) 
 Loss of parking  (2) 
 Use brownfield/PDL/urban land before release of Green Belt  (3) 
 Imbalance between settlements/not a proportionate or fair level of growth  (2) 
 Impact on neighbouring occupants/residents  (1) 
 Unsuitable/Unsustainable location  (1) 
 No comment  (1) 
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11. Lemsford – summary of responses   

Settlement Lemsford  

Number of Respondents  2 

0% support allocation 

50% object to allocation 

50% neither support of object allocation 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/ congestion  (1) 
 Loss of countryside/agricultural land  (2) 
 Would result in coalescence of settlements  (1) 
 Unsuitable location due to noise and/or air pollution/land contamination  (1) 
 Flood risk (fluvial/ surface water/ drainage)  (1) 
 Infrastructure concerns –highways/transport/ education/ sewerage/ health/ 

community  (1) 
 Excessive cumulative scale of growth/ development  (1) 
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Settlement Lemsford 

Site  StL5 (extended) Land at Lemsford Archery Club, 
Lemsford 

Number of Respondents  38 

0% support allocation 

92% object to allocation 

8% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Historic England: Suggest site should not be allocated due to potential to affect the 
significance of; Grade II Listed Brocket Hall Registered Park and Garden (that it is 
adjacent to) and Grade II* listed gates and Lodge at Brocket Hall ;through development 
within their setting. 
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StL5 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (25) 
 Impact on ecological assets  (17) 
 Impact on the character or identity of the settlement/local area  (17) 
 Unsuitable access for level of development/highway safety concerns  (16) 
 Impact on Green Belt – Harm would be high/very high/significant  (13) 
 Infrastructure concerns –transport/education/sewerage/health/community  (13) 
 Loss of community facility  (12) 
 Unsuitable location due to noise and/or air pollution  (10) 
 Flood risk (fluvial/surface water/drainage)  (8) 
 Impact on/weakening of Green Belt boundary  (6) 
 Excessive scale of growth/development  (6) 
 Impact on neighbouring occupants/residents   (5) 
 Impact on heritage assets  (4) 
 Would result in coalescence of settlements  (4) 
 Insufficient local facilities/amenities to serve this level of development   (4) 
 Loss of countryside/agricultural land  (3) 
 Unsuitable/Unsustainable location  (2) 
 Imbalance between settlements/not a proportionate or fair level of growth  (2) 
 Loss of parking  (1) 
 Impact on character of rural road(s)  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
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Settlement Lemsford 

Site StL5a Land at Lemsford Archery Club, Lemsford 

Number of Respondents  36 

0% support allocation 

92% object to allocation 

8% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Historic England: Suggest site should not be allocated due to potential to affect the 
significance of; Grade II Listed Brocket Hall Registered Park and Garden (that it is 
adjacent to) and Grade II* listed gates and Lodge at Brocket Hall, through development 
within their setting. 
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StL5a continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (24) 
 Impact on ecological assets  (20) 
 Impact on the character or identity of the settlement/local area  (16) 
 Infrastructure concerns –transport/education/sewerage/health/community  (16) 
 Unsuitable location due to noise and/or air pollution  (14) 
 Unsuitable access for level of development/highway safety concerns  (13) 
 Impact on Green Belt – Harm would be high/very high/significant  (12) 
 Loss of community facility  (11) 
 Flood risk (fluvial/surface water/drainage)  (10) 
 Impact on/weakening of Green Belt boundary  (7) 
 Impact on neighbouring occupants/residents  (5) 
 Excessive scale of growth/development  (5) 
 Would result in coalescence of settlements  (4) 
 Loss of countryside/agricultural land  (3) 
 Impact on heritage assets  (3) 
 Insufficient local facilities/amenities to serve this level of development  (3) 
 Unsuitable/Unsustainable location  (2) 
 Use brownfield/PDL/urban land before release of Green Belt  (2) 
 Impact on character of rural road(s)  (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
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Settlement Lemsford 

Site 
StL13 (extended) Land at Roebuck Farm, 
Lemsford Village, Lemsford 

Number of Respondents  47 

0% support allocation 

91% object to allocation 

9% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Historic England: Concerned about the scale of the site, given potential impact on the 
small historic village. In particular, development of this has the potential to affect the 
setting of the grade II listed Old Cottage and views down to the river. There may be scope 
for some development of the southern end of the site. 
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StL13 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (39) 
 Impact on ecological assets  (28) 
 Impact on the character or identity of the settlement/local area  (24) 
 Infrastructure concerns –transport/education/sewerage/health/community  (24) 
 Unsuitable location due to noise and/or air pollution  (22) 
 Unsuitable access for level of development/highway safety concerns  (20) 
 Excessive scale of growth/development  (14) 
 Impact on Green Belt – Harm would be high/very high/significant  (13) 
 Impact on/weakening of Green Belt boundary  (9) 
 Flood risk (fluvial/surface water/drainage)  (8) 
 Impact on neighbouring occupants/residents  (6) 
 Insufficient local facilities/amenities to serve this level of development  (6) 
 Loss of community facility  (4) 
 Would result in coalescence of settlements  (4) 
 Unsuitable/Unsustainable location  (4) 
 Imbalance between settlements/not a proportionate or fair level of growth  (4) 
 Loss of countryside/agricultural land  (2) 
 Impact on heritage assets  (2) 
 Use brownfield/PDL/urban land before release of Green Belt  (2) 
 No comment  (2) 
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Settlement Lemsford 

Site  StL16 Land adjacent to Lemsford School, 
Lemsford Village, Lemsford 

Number of Respondents  41 

0% support allocation 

93% object to allocation 

7% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Historic England: Development of this site has the potential to affect the setting of 
Brocket Hall Registered Park and Garden (listed at grade II), the grade II* listed gates and 
Lodge at Brocket Hall and the grade II listed church.  However, if the site were reduced in 
size, removing the south eastern corner, there may be some scope for development (.i.e. 
via low density, limited height, careful boundary treatment and landscaping). 
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StL16 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (26) 
 Impact on ecological assets  (20) 
 Impact on the character or identity of the settlement/local area  (17) 
 Infrastructure concerns –transport/education/sewerage/health/community  (17) 
 Unsuitable location due to noise and/or air pollution  (16) 
 Unsuitable access for level of development/highway safety concerns  (13) 
 Impact on Green Belt – Harm would be high/very high/significant  (10) 
 Excessive scale of growth/development  (9) 
 Flood risk (fluvial/surface water/drainage)  (7) 
 Loss of countryside/agricultural land  (6) 
 Impact on neighbouring occupants/residents  (6) 
 Impact on/weakening of Green Belt boundary  (6) 
 Loss of community facility  (5) 
 Would result in coalescence of settlements  (4) 
 Insufficient local facilities/amenities to serve this level of development  (4) 
 No comment  (3) 
 Impact on heritage assets  (2) 
 Unsuitable/Unsustainable location  (2) 
 Use brownfield/PDL/urban land before release of Green Belt  (2) 
 Imbalance between settlements/not a proportionate or fair level of growth  (2) 
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11. Stanborough – summary of responses   

Settlement Stanborough 

Number of Respondents  3 

0% support allocation 

67% object to allocation 

33% neither support of object 
allocation 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/ congestion  (2) 
 Loss of countryside/agricultural land (2) 
 Impact on the character or identity of the settlement/ local area  (1) 
 Would result in coalescence of settlements  (1) 
 Impact on/ weakening of Green Belt boundary  (1) 
 Unsuitable location due to noise and/or air pollution/land contamination  (1) 
 Flood risk (fluvial/ surface water/ drainage)  (1) 
 Infrastructure concerns –highways/transport/ education/ sewerage/ health/ 

community  (1) 
 Excessive cumulative scale of growth/ development  (1) 
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Settlement Stanborough 

Site  StL1 Land North of New Road, Stanborough 

Number of Respondents  25 

4% support allocation 

88% object to allocation 

8% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
None 
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StL1 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (19) 
 Impact on/weakening of Green Belt boundary   (11) 
 Infrastructure concerns –transport/education/sewerage/health/community  (11) 
 Impact on ecological assets  (10) 
 Impact on the character or identity of the settlement/local area  (10) 
 Impact on Green Belt – Harm would be high/very high/significant   (7) 
 Loss of countryside/agricultural land  (6) 
 Would result in coalescence of settlements  (5) 
 Unsuitable access for level of development/highway safety concerns  (4) 
 Unsuitable location due to noise and/or air pollution  (4) 
 Insufficient local facilities/amenities to serve this level of development  (3) 
 Impact on neighbouring occupants/residents  (2) 
 Flood risk (fluvial/surface water/drainage)  (2) 
 Use brownfield/PDL/urban land before release of Green Belt  (2) 
 Excessive scale of growth/development  (2) 
 Site located in a sustainable location  (2) 
 Imbalance between settlements/not a proportionate or fair level of growth   (1) 
 Positively assists in meeting the need for housing  (1) 
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Settlement Stanborough 

Site StL2 North of Oldings Corner, Stanborough 

Number of Respondents  20 

15% support allocation 

70% object to allocation 

15% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
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StL2 continued 

Key Topics Raised – Number of representations shown in brackets 
 Impact on Green Belt – Harm would be high/very high/significant  (14) 
 Impact on ecological assets  (11) 
 Would result in coalescence of settlements  (7) 
 Will create too much traffic/congestion  (3) 
 Unsuitable/Unsustainable location  (3) 
 No comment  (3) 
 Loss of countryside/agricultural land  (2) 
 Impact on the character or identity of the settlement/local area  (2) 
 Impact on/weakening of Green Belt boundary  (2) 
 Infrastructure concerns –transport/education/sewerage/health/community  (2) 
 Impact on heritage assets  (1) 
 Unsuitable location due to noise and/or air pollution  (1) 
 Flood risk (fluvial/surface water/drainage)  (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 

  

Page 661



 

142 
 

Settlement Stanborough 

Site StL3 Land at and adjacent to The Holding, 
Stanborough 

Number of Respondents  37 

5% support allocation 

89% object to allocation 

5% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Hertfordshire County Council: Support this site being allocated for housing. 
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StL3 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (24) 
 Impact on Green Belt – Harm would be high/very high/significant  (24) 
 Infrastructure concerns –transport/education/sewerage/health/community  (17) 
 Would result in coalescence of settlements  (16) 
 Impact on ecological assets  (10) 
 Unsuitable access for level of development/highway safety concerns  (9) 
 Unsuitable location due to noise and/or air pollution  (8) 
 Loss of countryside/agricultural land  (5) 
 Impact on the character or identity of the settlement/local area  (5) 
 Excessive scale of growth/development  (5) 
 Impact on/weakening of Green Belt boundary  (4) 
 Impact on neighbouring occupants/residents  (3) 
 Flood risk (fluvial/surface water/drainage)  (3) 
 Use brownfield/PDL/urban land before release of Green Belt  (3) 
 Insufficient local facilities/amenities to serve this level of development  (2) 
 Imbalance between settlements/not a proportionate or fair level of growth  (2) 
 Impact on heritage assets  (1) 
 Impact on character of rural road(s)  (1) 
 Unsuitable/Unsustainable location  (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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Settlement Stanborough 

Site  StL15 Land to the east of the Great North Road, 
Stanborough 

Number of Respondents  5 

20% support allocation 

60% object to allocation 

20% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (4) 
 Unsuitable access for level of development/highway safety concerns  (1) 
 Impact on ecological assets  (1) 
 Impact on the character or identity of the settlement/local area  (1) 
 Impact on/weakening of Green Belt boundary  (2) 
 Unsuitable location due to noise and/or air pollution  (1) 
 Unsuitable/Unsustainable location  (1) 
 Infrastructure concerns –transport/education/sewerage/health/community  (1) 
 No comment  (1) 
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Settlement Stanborough 

Site  StL17 Land adjacent to Great North Road, 
Stanborough 

Number of Respondents  0 

0% support allocation 

0% object to allocation 

0% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
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12. Rural North – summary of responses   

Settlement Rural North 

Number of Respondents  0 

 
Key Stakeholder Comments 
None  
Key Topics Raised – Number of representations shown in brackets 
N/A 
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Settlement Rural North 

Site 
RN1 Land between Danesbury Park Road and 
Reynards Road, Welwyn 

Number of Respondents  105 

1% support allocation 

91% object to allocation 

8% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Welwyn Parish Council: This site is not contiguous with any inset settlement and its 
release from the Green Belt is therefore inappropriate. The site contains a Wildlife Site 
and Local Nature Release. It is not considered to be developable land. 
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RN1 continued 

Key Topics Raised – Number of representations shown in brackets 
 Impact on ecological assets  (80) 
 Infrastructure concerns –transport/education/sewerage/health/community  (74) 
 Will create too much traffic/congestion  (70) 
 Impact on Green Belt – Harm would be high/very high/significant  (52) 
 Unsuitable access for level of development/highway safety concerns  (42) 
 Would result in coalescence of settlements  (28) 
 Impact on the character or identity of the settlement/local area  (20) 
 Flood risk (fluvial/surface water/drainage)  (19) 
 Unsuitable location due to noise and/or air pollution  (14) 
 Unsuitable/Unsustainable location  (13) 
 Insufficient local facilities/amenities to serve this level of development  (13) 
 Impact on/weakening of Green Belt boundary  (12) 
 Loss of countryside/agricultural land  (8) 
 Use brownfield/PDL/urban land before release of Green Belt   (8) 
 Impact on heritage assets  (6) 
 Excessive scale of growth/development  (5) 
 Impact on neighbouring occupants/residents  (3) 
 Impact on character of rural road(s)  (3) 
 Imbalance between settlements/not a proportionate or fair level of growth  (2) 
 Loss of parking  (1) 
 Loss of community facility  (1) 
 Site located in a sustainable location  (1) 
 No comment  (1) 

  

Page 668



 

149 
 

Settlement Rural North 

Site  RN2 Land at Wych Elm Lane, Rabley Heath 

Number of Respondents  14 

7% support allocation 

86% object to allocation 

7% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Welwyn Parish Council: The development of this site is inappropriate, as it is not 
contiguous with an inset settlement and has poor vehicular access. The proposed density 
is excessive and out of character with the surrounding area. 
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RN2 continued 

Key Topics Raised – Number of representations shown in brackets 
 Impact on Green Belt – Harm would be high/very high/significant  (8) 
 Unsuitable access for level of development/highway safety concerns  (6) 
 Impact on ecological assets  (5) 
 Unsuitable location due to noise and/or air pollution  (3) 
 Infrastructure concerns –transport/education/sewerage/health/community (3) 
 Will create too much traffic/congestion  (2) 
 Loss of parking  (2) 
 Loss of countryside/agricultural land  (1) 
 Impact on the character or identity of the settlement/local area  (1) 
 Would result in coalescence of settlements  (1) 
 Impact on/weakening of Green Belt boundary  (1) 
 Insufficient local facilities/amenities to serve this level of development  (1) 
 Use brownfield/PDL/urban land before release of Green Belt   (1) 
 Excessive scale of growth/development  (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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Settlement Rural North 

Site  RN3 and RN3a Land at and adjacent to Ternex 
Sawmill, 27 Ayot Green 

Number of Respondents  32 

0% support allocation 

91% object to allocation 

9% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None  
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RN3 and RN3a continued 

Key Topics Raised – Number of representations shown in brackets 
 Unsuitable access for level of development/highway safety concerns  (21) 
 Will create too much traffic/congestion   (21) 
 Infrastructure concerns –transport/education/sewerage/health/community  (20) 
 Impact on ecological assets  (15) 
 Impact on the character or identity of the settlement/local area  (15) 
 Impact on Green Belt – Harm would be high/very high/significant  (15) 
 Unsuitable location due to noise and/or air pollution  (11) 
 Impact on heritage assets  (10) 
 Loss of countryside/agricultural land  (8) 
 Impact on character of rural road(s)  (8) 
 Unsuitable/Unsustainable location  (8) 
 Excessive scale of growth/development  (7) 
 Imbalance between settlements/not a proportionate or fair level of growth  (5) 
 Insufficient local facilities/amenities to serve this level of development  (4) 
 Loss of community facility  (3) 
 Impact on neighbouring occupants/residents  (2) 
 Would result in coalescence of settlements  (2) 
 Impact on/weakening of Green Belt boundary  (2) 
 Flood risk (fluvial/surface water/drainage)  (1) 
 Use brownfield/PDL/urban land before release of Green Belt   (1) 
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Settlement Rural North 

Site  RN4 Brocket Hall Estate, Lemsford 

Number of Respondents  10 

0% support allocation 

80% object to allocation 

20% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
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RN4 continued 

Key Topics Raised – Number of representations shown in brackets 
 Impact on Green Belt – Harm would be high/very high/significant  (6) 
 Loss of countryside/agricultural land  (4) 
 Unsuitable/Unsustainable location  (4) 
 Unsuitable access for level of development/highway safety concerns  (3) 
 Infrastructure concerns –transport/education/sewerage/health/community  (3) 
 Will create too much traffic/congestion  (2) 
 Impact on ecological assets  (2) 
 Impact on neighbouring occupants/residents  (2) 
 Impact on the character or identity of the settlement/local area  (2) 
 Impact on character of rural road(s)  (2) 
 Imbalance between settlements/not a proportionate or fair level of growth   (2) 
 Loss of community facility  (1) 
 Would result in coalescence of settlements  (1) 
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Settlement Rural North 

Site  RN5 Land at and adjacent to Ayot Greenway,  
Ayot Green 

Number of Respondents  32 

9% support allocation 

91% object to allocation 

0% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
None 
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 RN5 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (25) 
 Unsuitable access for level of development/highway safety concerns  (23) 
 Infrastructure concerns –

highways/transport/education/sewerage/health/community  (23) 
 Impact on Green Belt – Harm would be high/very high/significant  (18) 
 Impact on the character or identity of the settlement/local area  (15) 
 Impact on heritage assets  (14) 
 Impact on ecological assets  (13) 
 Loss of countryside/agricultural land  (12) 
 Unsuitable location due to noise and/or air pollution/land contamination  (12) 
 Impact on character of rural road(s)  (8) 
 Unsuitable/Unsustainable location  (8) 
 Loss of community/sport facility  (4) 
 Impact on neighbouring occupants/residents  (4) 
 Impact on/weakening of Green Belt boundary  (4) 
 Flood risk (fluvial/surface water/drainage)  (3) 
 Insufficient local facilities/amenities to serve this level of development  (2) 
 Excessive/cumulative scale of growth/development  (2) 
 Would result in coalescence of settlements  (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
 No comment  (1) 
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13. Essendon – summary of responses   

Settlement Essendon 
Site  Ess8 The Vines, 51a High Road, Essendon 

Number of Respondents  21 

5% support allocation 

71% object to allocation 

24% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: This site is located in the Essendon Conservation Area and is a walled 
garden, the walls of which are listed (grade II). There are two other listed buildings to the 
east of the site. Development of the site would affect these heritage assets and their 
settings. HE advise that this site should not be allocated. 
Essendon Parish Council: Object to the allocation of this site within the Local Plan. Key 
suitability concern is the safety and suitability of the vehicular access point. Development 
of this site would cause high harm to the Green Belt, as per the Council’s Stage 3 Green 
Belt Study. Development would impact negatively upon the Conservation Area and the 
setting of a number of Listed Buildings. 
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 Ess8 continued 

Key Topics Raised – Number of representations shown in brackets 
 Unsuitable access for level of development/highway safety concerns  (17) 
 Will create too much traffic/congestion  (10) 
 Impact on heritage assets  (8) 
 Insufficient local facilities/amenities to serve this level of development  (8) 
 Infrastructure concerns –transport/education/sewerage/health/community  (8) 
 Impact on Green Belt – Harm would be high/very high/significant  (6) 
 Impact on the character or identity of the settlement/local area  (4) 
 Unsuitable location due to noise and/or air pollution  (3) 
 Impact on ecological assets  (1) 
 Unsuitable/Unsustainable location  (2) 
 Impact on character of rural road(s)  (1) 
 Use brownfield/PDL/urban land before release of Green Belt   (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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14.  Welham Green – summary of responses 
Settlement Welham Green 

Number of Respondents  10 
0% support allocation 
60% object to allocation 
40% neither support of object allocation 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Unsuitable access for level of development/ highway safety concerns  (4) 
 Will create too much traffic/ congestion  (9) 
 Loss of countryside/agricultural land  (1) 
 Impact on ecological assets  (3) 
 Impact on heritage assets  (10) 
 Impact on neighbouring occupants/ residents  (1) 
 Impact on the character or identity of the settlement/ local area  (5) 
 Impact on Green Belt – Harm would be high/very high/ significant  (3) 
 Would result in coalescence of settlements  (4) 
 Impact on/ weakening of Green Belt boundary  (8) 
 Unsuitable location due to noise and/or air pollution/land contamination  (8) 
 Flood risk (fluvial/ surface water/ drainage)  (3) 
 Unsuitable/ Unsustainable location  (1) 
 Insufficient local facilities/amenities to serve this level of development  (1) 
 Infrastructure concerns –highways/transport/ education/ sewerage/ health/ 

community  (8) 
 Use brownfield/ PDL/urban land before release of Green Belt  (2) 
 Excessive cumulative scale of growth/ development  (4) 
 Imbalance between settlements/not a proportionate or fair level of growth  (2) 
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Settlement Welham Green 

Site  WeG1 Units 1-3, 145 Welham Manor, 
Welham Green 

Number of Respondents  63 

0% support allocation 

89% object to allocation 

11% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
North Mymms Parish Council: Concerned about access and flooding, but acknowledged 
it is a brownfield site. Increased density could be acceptable, but design and parking are 
key. Concerned about this site being allocated with other proposed sites to the south of 
Welham Green, as this would lead to loss of openness of the Green Belt and increase 
potential for coalescence with Brookmans Park. Concerned about whether the new 
boundaries would be defensible.  
North Mymms and District Green Belt Society: Object in principle to the release of this 
site WeG1 from the Green Belt, as it will increase pressure for future development beyond 
area and sites WeG2, 3/3a; as well as congestion. 
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 WeG1 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (41) 
 Infrastructure concerns –transport/education/sewerage/health/community  (37) 
 Unsuitable location due to noise and/or air pollution  (35) 
 Impact on/weakening of Green Belt boundary  (28) 
 Impact on ecological assets  (20) 
 Unsuitable access for level of development/highway safety concerns  (19) 
 Insufficient local facilities/amenities to serve this level of development  (17) 
 Impact on the character or identity of the settlement/local area  (14) 
 Excessive scale of growth/development  (10) 
 Flood risk (fluvial/surface water/drainage)  (9) 
 Would result in coalescence of settlements  (8) 
 Loss of countryside/agricultural land  (7) 
 Imbalance between settlements/not a proportionate or fair level of growth  (6) 
 Impact on neighbouring occupants/residents  (5) 
 Unsuitable/Unsustainable location  (5) 
 No comment  (5) 
 Impact on character of rural road(s)  (3) 
 Impact on Green Belt – Harm would be high/very high/significant  (3) 
 Impact on heritage assets  (2) 
 Loss of employment land  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
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Settlement Welham Green 

Site  WeG3 Land south of Welham Manor, Welham 
Green 

Number of Respondents  75 

0% support allocation 

92% object to allocation 

8% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. The sites boundaries are indefensible to the 
south and east. Concerned about the site being allocated together with other proposed 
sites to the south (WeG15/ 17) of Welham Green, as this would lead to the loss of 
openness to the Green Belt and increase potential for coalescence with Brookmans Park.. 
North Mymms and District Green Belt Society: Release of Sites WeG3 and WeG3a 
would extend development into a undeveloped area of Green Belt and result in weaker, 
illogical boundaries that would increase the risk of further encroachment on countryside 
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 WeG3 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (45) 
 Impact on/weakening of Green Belt boundary  (43) 
 Unsuitable location due to noise and/or air pollution  (43) 
 Infrastructure concerns –transport/education/sewerage/health/community  (38) 
 Impact on ecological assets  (25) 
 Unsuitable access for level of development/highway safety concerns  (19) 
 Flood risk (fluvial/surface water/drainage)  (15) 
 Impact on the character or identity of the settlement/local area  (13) 
 Loss of countryside/agricultural land  (11) 
 Excessive scale of growth/development  (11) 
 Insufficient local facilities/amenities to serve this level of development  (9) 
 Would result in coalescence of settlements  (7) 
 No comment  (6) 
 Impact on neighbouring occupants/residents  (5) 
 Impact on Green Belt – Harm would be high/very high/significant  (5) 
 Impact on heritage assets  (4) 
 Use brownfield/PDL/urban land before release of Green Belt   (3) 
 Unsuitable/Unsustainable location  (2) 
 Loss of parking  (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
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Settlement Welham Green 

Site WeG3a Land south of Welham Manor and west of 
Station Road, Welham Green 

Number of Respondents  78 

3% support allocation 

92% object to allocation 

5% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Concerned that the allocation of this site together with 
WeG15 and WeG17 would result in loss of a large amount of Green Belt land, as well as 
increase potential of coalescence. 
North Mymms and District Green Belt Society: Release of Sites WeG3 and WeG3a 
would extend development into a undeveloped area of Green Belt and result in a weaker, 
illogical Green Belt boundaries that would increase risk of further encroachment on 
countryside 
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WeG3a continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (49) 
 Unsuitable location due to noise and/or air pollution  (44) 
 Impact on/weakening of Green Belt boundary  (43) 
 Infrastructure concerns –transport/education/sewerage/health/community  (41) 
 Impact on ecological assets  (29) 
 Unsuitable access for level of development/highway safety concerns  (23) 
 Flood risk (fluvial/surface water/drainage)  (17) 
 Impact on the character or identity of the settlement/local area  (12) 
 Excessive scale of growth/development  (10) 
 Would result in coalescence of settlements  (9) 
 Loss of countryside/agricultural land  (8) 
 Impact on Green Belt – Harm would be high/very high/significant  (8) 
 Insufficient local facilities/amenities to serve this level of development  (5) 
 Impact on heritage assets  (4) 
 Impact on neighbouring occupants/residents  (3) 
 No comment  (3) 
 Imbalance between settlements/not a proportionate or fair level of growth  (2) 
 Use brownfield/PDL/urban land before release of Green Belt   (1) 
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Settlement Welham Green 

Site  WeG6 Skimpans Farm, Bulls Lane, Welham Green 

Number of Respondents  91 

1% support allocation 

93% object to allocation 

5% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. Site is within a floodplain. It would extend the 
south western edge of Welham Green, which would increase the potential for coalescence 
with Brookmans Park. The southern site boundary is poorly defensible. Concerned about 
access.  Small scale development on part of the site could be acceptable. 
North Mymms and District Green Belt Society: Object to potential development of 
WeG6, as current Green Belt boundary is very firm and should not be breached. It would 
impact the setting of GII Listed buildings, increase congestion and surface water run-off 
issues would effect Water End SSSI. 
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 WeG6 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (53) 
 Infrastructure concerns –transport/education/sewerage/health/community  (51) 
 Impact on/weakening of Green Belt boundary  (44) 
 Unsuitable location due to noise and/or air pollution  (43) 
 Flood risk (fluvial/surface water/drainage)  (40) 
 Impact on ecological assets  (39) 
 Unsuitable access for level of development/highway safety concerns  (21) 
 Impact on the character or identity of the settlement/local area  (20) 
 Loss of countryside/agricultural land  (19) 
 Would result in coalescence of settlements  (18) 
 Insufficient local facilities/amenities to serve this level of development  (14) 
 Impact on heritage assets  (12) 
 Impact on Green Belt – Harm would be high/very high/significant  (10) 
 Excessive scale of growth/development  (9) 
 No comment  (5) 
 Impact on neighbouring occupants/residents  (3) 
 Unsuitable/Unsustainable location  (3) 
 Use brownfield/PDL/urban land before release of Green Belt  (2) 
 Imbalance between settlements/not a proportionate or fair level of growth   (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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Settlement Welham Green 

Site  WeG10 Land at Dixons Hill Road, Welham Green 

Number of Respondents  87 

3% support allocation 

89% object to allocation 

8% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. This site is highly visible. Development would 
affect the openness of the Green Belt. Concerned that the new boundary would not be 
defensible and increase traffic. This site floods onto the recreation ground. It is considered 
that building on the site would lead to significant environmental issues. 
North Mymms and District Green Belt Society: Site WeG10 may impact Bushwood 
Local Wildlife Site, Ancient Woodland that is close to it. It provides a break between the 
edge of village and the countryside beyond. Concerns about highway capacity 
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WeG10 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (60) 
 Unsuitable location due to noise and/or air pollution  (44) 
 Infrastructure concerns –transport/education/sewerage/health/community  (44) 
 Impact on/weakening of Green Belt boundary  (42) 
 Impact on ecological assets  (34) 
 Impact on the character or identity of the settlement/local area  (26) 
 Insufficient local facilities/amenities to serve this level of development  (25) 
 Unsuitable access for level of development/highway safety concerns  (23) 
 Flood risk (fluvial/surface water/drainage)  (23) 
 Excessive scale of growth/development  (18) 
 Imbalance between settlements/not a proportionate or fair level of growth  (15) 
 Would result in coalescence of settlements  (14) 
 Impact on Green Belt – Harm would be high/very high/significant  (8) 
 Loss of countryside/agricultural land  (7) 
 Unsuitable/Unsustainable location  (4) 
 Site located in a sustainable location  (3) 
 No comment  (3) 
 Impact on character of rural road(s)  (2) 
 Use brownfield/PDL/urban land before release of Green Belt  (2) 
 Positively assists in meeting the need for housing  (2) 
 Impact on heritage assets  (1) 
 Impact on neighbouring occupants/residents  (1) 
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Settlement Welham Green 

Site  WeG11 Land at Marshmoor Lane, Welham Green 

Number of Respondents  27 

7% support allocation 

81% object to allocation 

11% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
North Mymms Parish Council: Access is narrow and in poor condition. Junction with 
Dixons Hill Road is difficult in access terms (e.g. poor visibility). 
North Mymms and District Green Belt Society: Site WeG11 is unsuitable for housing, 
as it is impacted by railway noise and flooding, with a dangerous access and separated 
from facilities. It would breach a strong Green Belt boundary (.i.e. railway) and 
compromise the openness and its integrity, to the south of Hatfield. 
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WeG11 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (13) 
 Infrastructure concerns –transport/education/sewerage/health/community  (12) 
 Unsuitable access for level of development/highway safety concerns  (10) 
 Unsuitable location due to noise and/or air pollution  (10) 
 Flood risk (fluvial/surface water/drainage)  (9) 
 Impact on the character or identity of the settlement/local area  (7) 
 Impact on ecological assets  (5) 
 Impact on Green Belt – Harm would be high/very high/significant  (4) 
 Impact on/weakening of Green Belt boundary  (4) 
 No comment  (4) 
 Loss of countryside/agricultural land  (3) 
 Unsuitable/Unsustainable location  (3) 
 Excessive scale of growth/development  (3) 
 Loss of parking   (2) 
 Insufficient local facilities/amenities to serve this level of development  (1) 
 Use brownfield/PDL/urban land before release of Green Belt   (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
 Site located in a sustainable location  (1) 
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Settlement Welham Green 

Site  WeG12 Land north of Pooleys Lane, Welham 
Green 

Number of Respondents  66 

3% support allocation 

89% object to allocation 

8% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. This site is on a floodplain. There is a serious 
access issue. Concerned about that increased traffic will exacerbate existing issues. 
Development would result in loss of agricultural land and impact the openness of the 
Green Belt, as well as increase the potential of coalescence with Hatfield. Concern 
whether he boundaries to the north and west would be defensible. Classification of the 
land as “urban” in the Council’s Landscape Sensitivity and Capacity Study (May 2016) is 
incorrect. It is likely to be contaminated due to previous uses.  

North Mymms and District Green Belt Society: Site WeG12 is very open and would 
increase coalescence between Welham Green and Hatfield, along with Site 
Hat11.Adjacent to a Local Wildlife Site and it may be difficult to provide access. 
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WeG12 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (37) 
 Infrastructure concerns –transport/education/sewerage/health/community  (27) 
 Flood risk (fluvial/surface water/drainage)  (23) 
 Impact on Green Belt – Harm would be high/very high/significant  (21) 
 Unsuitable location due to noise and/or air pollution  (21) 
 Impact on ecological assets  (20) 
 Would result in coalescence of settlements  (16) 
 Unsuitable access for level of development/highway safety concerns  (16) 
 Impact on the character or identity of the settlement/local area  (15) 
 Loss of countryside/agricultural land  (11) 
 Impact on/weakening of Green Belt boundary  (9) 
 Insufficient local facilities/amenities to serve this level of development  (5) 
 No comment  (5) 
 Loss of parking  (4) 
 Excessive scale of growth/development  (4) 
 Imbalance between settlements/not a proportionate or fair level of growth  (3) 
 Impact on neighbouring occupants/residents  (2) 
 Site located in a sustainable location  (2) 
 Unsuitable/Unsustainable location  (1) 
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Settlement Welham Green 

Site  WeG15 Land at Potterells Farm, Station Road, 
Welham Green 

Number of Respondents  95 

1% support allocation 

98% object to allocation 

1% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. It will result loss of the Green Belt openness, 
which would be unacceptable. Concerned about the lack of defensible boundaries and risk 
of coalescence with Brookmans Park. The allocation of this site, with WeG3a, would result 
in loss of a large amount of Green Belt land. Providing access is a concern. 
North Mymms and District Green Belt Society: Development would compromise the 
openness of the Green Belt and surrounding countryside. The proposed Green Belt 
boundary is not defined by and recognizable features and would not be defensible. The 
site access is unsafe and it may impact the water quality of Water End SSSI. 
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WeG15 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (58) 
 Infrastructure concerns –transport/education/sewerage/health/community  (57) 
 Unsuitable location due to noise and/or air pollution  (47) 
 Impact on the character or identity of the settlement/local area  (38) 
 Impact on/weakening of Green Belt boundary  (34) 
 Unsuitable access for level of development/highway safety concerns  (30) 
 Impact on Green Belt – Harm would be high/very high/significant  (30) 
 Impact on ecological assets  (28) 
 Would result in coalescence of settlements  (26) 
 Flood risk (fluvial/surface water/drainage)  (25) 
 Loss of countryside/agricultural land  (18) 
 Imbalance between settlements/not a proportionate or fair level of growth   (18) 
 Excessive scale of growth/development  (10) 
 Insufficient local facilities/amenities to serve this level of development  (7) 
 Loss of parking  (5) 
 Impact on heritage assets  (5) 
 Impact on neighbouring occupants/residents  (5) 
 Use brownfield/PDL/urban land before release of Green Belt   (4) 
 No comment  (4) 
 Loss of community facility  (1) 
 Unsuitable/Unsustainable location  (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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Settlement Welham Green 

Site  WeG17 Land south of Dixons Hill Road, Welham 
Green 

Number of Respondents  85 

6% support allocation 

89% object to allocation 

5% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. The existing primary school in the village is not 
full and unavailable for redevelopment. The site boundaries are indefensible. Location of 
school unacceptable, as it would be on a busy road with no footpath. Concerned that the 
allocation of this site together, with other nearby proposed sites, would result in loss of a 
large amount of Green Belt land. This is a poor location for a new school due to the 
access being located off a busy road, with a poor walking environment and within 
proximity to A1M.  
North Mymms and District Green Belt Society: The provision of a new school on 
WeG17 would result in high harm to the Green Belt. It is unsuitable due to traffic and 
movement reasons 
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WeG17 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (51) 
 Unsuitable location due to noise and/or air pollution  (48) 
 Unsuitable access for level of development/highway safety concerns  (40) 
 Impact on Green Belt – Harm would be high/very high/significant  (40) 
 Infrastructure concerns –transport/education/sewerage/health/community  (36) 
 Impact on ecological assets  (22) 
 Impact on the character or identity of the settlement/local area  (21) 
 Loss of countryside/agricultural land  (20) 
 Impact on/weakening of Green Belt boundary  (19) 
 Would result in coalescence of settlements  (14) 
 Flood risk (fluvial/surface water/drainage)  (12) 
 Loss of parking  (10) 
 Unsuitable/Unsustainable location  (10) 
 Insufficient local facilities/amenities to serve this level of development  (8) 
 Use brownfield/PDL/urban land before release of Green Belt   (4) 
 Site located in a sustainable location  (4) 
 No comment  (4) 
 Impact on heritage assets  (1) 
 Impact on neighbouring occupants/residents  (3) 
 Positively assists in meeting the need for housing  (3) 
 Loss of community facility  (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (2) 
 Excessive scale of growth/development  (1) 
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Settlement Welham Green 

Site  WeG19 Land to the side of ‘Cravenia’, Great North 
Road, Welham Green 

Number of Respondents  23 

9% support allocation 

74% object to allocation 

17% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Access onto the A1000 is a concern. 
Historic England: This site adjoins the boundary of the Hatfield House Registered Park 
and Garden, across the A1001. Appropriately scaled development may be possible, 
without undue harm to the historic environment. 
North Mymms and District Green Belt Society: Within the Marshmoor Policy area. 
Object to the exclusion of all of this from the Green Belt, as it is an important tract of 
countryside and makes a positive contribution to this designation. 
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WeG19 continued 

Key Topics Raised – Number of representations shown in brackets 
 Unsuitable location due to noise and/or air pollution  (9) 
 Impact on/weakening of Green Belt boundary  (8) 
 Infrastructure concerns –transport/education/sewerage/health/community  (8) 
 Unsuitable access for level of development/highway safety concerns  (7) 
 Will create too much traffic/congestion  (7) 
 No comment  (4) 
 Loss of countryside/agricultural land  (3) 
 Impact on ecological assets  (3) 
 Impact on the character or identity of the settlement/local area  (3) 
 Impact on Green Belt – Harm would be high/very high/significant  (3) 
 Would result in coalescence of settlements  (1) 
 Flood risk (fluvial/surface water/drainage)  (3) 
 Impact on heritage assets  (1) 
 Insufficient local facilities/amenities to serve this level of development  (1) 
 Excessive scale of growth/development  (1) 
 Site located in a sustainable location  (1) 
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Settlement Welham Green 

Site  WeG20 St Mary’s Church Primary School, 91 
Delsome Lane, Welham Green 

Number of Respondents  65 

5% support allocation 

91% object to allocation 

5% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
North Mymms and District Green Belt Society: Object to the proposal of housing on 
site WeG20, coupled with the promotion alternative site for school. There is space to 
expand the existing school. New housing on the playing would encroach on the Green 
Belt and the setting of a Local Wildlife Site. 
North Mymms Parish Council: Object to site WeG20. It is not deliverable. The church 
have an interest in the land and have indicated it is not for sale.  

Key Topics Raised – Number of representations shown in brackets 
 Unsuitable location due to noise and/or air pollution  (25) 
 Loss of community facility  (24) 
 Will create too much traffic/congestion  (23) 
 Impact on ecological assets  (14) 
 Infrastructure concerns –transport/education/sewerage/health/community  (14) 
 Impact on/weakening of Green Belt boundary  (12) 

Page 700



 

181 
 

WeG20 continued 

 Unsuitable access for level of development/highway safety concerns  (7) 
 Impact on the character or identity of the settlement/local area  (7) 
 Would result in coalescence of settlements  (5) 
 No comment  (5) 
 Loss of countryside/agricultural land  (1) 
 Excessive scale of growth/development  (4) 
 Impact on Green Belt – Harm would be high/very high/significant  (3) 
 Flood risk (fluvial/surface water/drainage)  (3) 
 Unsuitable/Unsustainable location  (3) 
 Insufficient local facilities/amenities to serve this level of development  (3) 
 Positively assists in meeting the need for housing  (3) 
 Site located in a sustainable location  (3) 
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16. Brookmans Park and Bell Bar – summary of responses  
Settlement Bell Bar and Brookmans Park 

Number of Respondents  14 
0% support allocation 
71% object to allocation 
29% neither support of object allocation 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –highways/transport/ education/ sewerage/ health/ 

community  (13) 
 Will create too much traffic/ congestion  (12) 
 Unsuitable location due to noise and/or air pollution/land contamination  (9) 
 Unsuitable access for level of development/ highway safety concerns  (8) 
 Loss of countryside/agricultural land  (6) 
 Impact on ecological assets  (6) 
 Impact on the character or identity of the settlement/ local area  (7) 
 Impact on Green Belt – Harm would be high/very high/ significant  (6) 
 Would result in coalescence of settlements  (7) 
 Flood risk (fluvial/ surface water/ drainage)  (6) 
 Excessive cumulative scale of growth/ development  (4) 
 Unsuitable/ Unsustainable location  (2)  
 Loss of community/sport facility  (2) 
 Insufficient local facilities/amenities to serve this level of development  (3) 
 Use brownfield/ PDL/urban land before release of Green Belt  (2)  
 Imbalance between settlements/not a proportionate or fair level of growth  (3)  
 Impact on/ weakening of Green Belt boundary  (1) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP1 Upper Bell Lane Farm, Bell Lane, Bell Bar 

Number of Respondents  75 

5% support allocation 

89% object to allocation 

5% neither support or object to allocation 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. Key concern is the increased risk of coalescence 
of Brookmans Park with Welham Green and Brookmans Park with Potters Bar/Little Heath 
respectively. 
North Mymms and District Green Belt Society: BrP1 is an unsustainable location, 
which will impact rural character and result in coalescence of settlements between Potters 
Bar and Hatfield, along A1000. 
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BrP1 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –

highways/transport/education/sewerage/health/community  (54) 
 Will create too much traffic/congestion  (51) 
 Insufficient local facilities/amenities to serve this level of development  (46) 
 Impact on the character or identity of the settlement/local area  (43) 
 Would result in coalescence of settlements  (35) 
 Unsuitable location due to noise and/or air pollution/land contamination  (35) 
 Impact on Green Belt – Harm would be high/very high/significant  (31) 
 Impact on ecological assets  (25) 
 Excessive scale of growth/development  (22) 
 Loss of countryside/agricultural land  (18) 
 Unsuitable access for level of development/highway safety concerns  (16) 
 Impact on/weakening of Green Belt boundary  (13) 
 Impact on neighbouring occupants/residents  (10) 
 Unsuitable/Unsustainable location  (8) 
 Flood risk (fluvial/surface water/drainage)  (6) 
 Use brownfield/PDL/urban land before release of Green Belt  (5) 
 Imbalance between settlements/not a proportionate or fair level of growth  (5) 
 Loss of sport/community facility  (3) 
 Impact on heritage assets  (2) 
 Impact on character of rural road/s  (3) 
 No comment  (2) 
 Loss of parking  (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP26 Meadowcroft, Great North Road, Bell Bar 

Number of Respondents  27 

33% support allocation 

59% object to allocation 

7% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Development could be acceptable, however access from 
the A1000 is a concern. 
North Mymms and District Green Belt Society: No consistent boundaries for BrP26, to 
define the limit of the Green Belt beyond existing field boundaries. Loss of Green Belt 
would result in harm to the north and east of A1000. 
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BrP26 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (10) 
 Infrastructure concerns –transport/education/sewerage/health/community  (10) 
 Impact on the character or identity of the settlement/local area  (9) 
 Unsuitable location due to noise and/or air pollution  (9) 
 Would result in coalescence of settlements  (7) 
 Site located in a sustainable location  (7) 
 Impact on Green Belt – Harm would be high/very high/significant   (6) 
 Unsuitable access for level of development/highway safety concerns  (5) 
 Insufficient local facilities/amenities to serve this level of development  (5) 
 Positively assists in meeting the need for housing  (4) 
 Impact on/weakening of Green Belt boundary  (3) 
 No comment  (3) 
 Excessive scale of growth/development  (2) 
 Loss of countryside/agricultural land  (1) 
 Impact on neighbouring occupants/residents  (1) 
 Use brownfield/PDL/urban land before release of Green Belt   (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP33 Land at Firs Stables, Woodside Lane, Bell 
Bar 

Number of Respondents  31 

10% support allocation 

87% object to allocation 

3% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. The density is excessive. 

North Mymms and District Green Belt Society: Capacity of site BrP33 is at higher density 
than surrounding area. Extending the boundary across A100 would harm the Green Belt. 
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BrP33 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (21) 
 Infrastructure concerns –transport/education/sewerage/health/community  (17) 
 Impact on the character or identity of the settlement/local area  (15) 
 Unsuitable location due to noise and/or air pollution  (14) 
 Insufficient local facilities/amenities to serve this level of development  (13) 
 Impact on Green Belt – Harm would be high/very high/significant  (12) 
 Would result in coalescence of settlements  (10) 
 Excessive scale of growth/development  (8) 
 Impact on ecological assets  (6) 
 Unsuitable access for level of development/highway safety concerns  (6) 
 Impact on/weakening of Green Belt boundary  (4) 
 Flood risk (fluvial/surface water/drainage)  (3) 
 Imbalance between settlements/not a proportionate or fair level of growth  (3) 
 No comment  (3) 
 Impact on neighbouring occupants/residents  (2) 
 Positively assists in meeting the need for housing  (2) 
 Loss of community facility  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP35 Bell Bar Pet Farm, Bell Lane & Aylmer 
motorworks, Great North Road, Bell Bar 

Number of Respondents  33 

12% support allocation 

79% object to allocation 

9% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Development could be acceptable, but access from the 
A1000 is a concern. Consider that it would be unacceptable, if BrP1 was also allocated. 
North Mymms and District Green Belt Society: Cumulative impact of sites in Bell Bar 
would result in harm to the Green Belt 
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BrP35 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (20) 
 Will create too much traffic/congestion  (17) 
 Insufficient local facilities/amenities to serve this level of development  (16) 
 Impact on Green Belt – Harm would be high/very high/significant  (15) 
 Impact on the character or identity of the settlement/local area  (15) 
 Would result in coalescence of settlements  (12) 
 Unsuitable location due to noise and/or air pollution  (10) 
 Impact on ecological assets  (7) 
 No comment  (5) 
 Impact on/weakening of Green Belt boundary  (4) 
 Unsuitable access for level of development/highway safety concerns  (3) 
 Loss of countryside/agricultural land  (1) 
 Impact on neighbouring occupants/residents  (3) 
 Site located in a sustainable location  (3) 
 Impact on character of rural road(s)  (2) 
 Flood risk (fluvial/surface water/drainage)  (2) 
 Excessive scale of growth/development  (2) 
 Imbalance between settlements/not a proportionate or fair level of growth   (2) 
 Unsuitable/Unsustainable location  (1) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP5 Land west of Brookmans Park 

Number of Respondents  123 

2% support allocation 

93% object to allocation 

5% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. The scale and location of proposed development 
is inappropriate and unsustainable. It would increase the potential for coalescence and 
cause harm to the Green Belt. Bradmore Lane is not suitable for additional traffic and is 
subject to regular flooding. This site, in combination with BrP4, would lead to sprawl. 
 
North Mymms and District Green Belt Society: Object to site BrP5, west of Railway 
(.i.e. strong boundary) that would result in high harm to the Green Belt and impact a SSSI, 
Ancient Woodland. Bradmore Lane lacks highway capacity. 
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BrP5 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (86) 
 Will create too much traffic/congestion  (80) 
 Impact on Green Belt – Harm would be high/very high/significant  (64) 
 Would result in coalescence of settlements  (63) 
 Impact on ecological assets  (57) 
 Unsuitable access for level of development/highway safety concerns  (52 
 Insufficient local facilities/amenities to serve this level of development  (50) 
 Impact on the character or identity of the settlement/local area  (45 
 Impact on/weakening of Green Belt boundary  (44) 
 Unsuitable location due to noise and/or air pollution  (37 
 Flood risk (fluvial/surface water/drainage)  (329 
 Loss of countryside/agricultural land  (28 
 Excessive scale of growth/development  (22) 
 Impact on character of rural road(s)  (14) 
 Unsuitable/Unsustainable location  (12) 
 Imbalance between settlements/not a proportionate or fair level of growth   (12) 
 Use brownfield/PDL/urban land before release of Green Belt  (7) 
 Impact on heritage assets  (5) 
 Impact on neighbouring occupants/residents  (5) 
 Loss of parking  (1 
 Site located in a sustainable location  (2) 
 No comment  (2) 
 Positively assists in meeting the need for housing  (1) 
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Settlement Bell Bar and Brookmans Park 

Site BrP6 Land west of Bluebridge Road, Brookmans 
Park 

Number of Respondents  123 

2% support allocation 

94% object to allocation 

4% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. Development of this would result in coalescence 
with Potters Bar, as the golf course to the north of Potters Bar is also being proposed for 
development. This would result in sprawl, loss of agricultural land, loss of openness and 
be harmful to the Green Belt. Concerned about access and increased traffic. 
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BrP6 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (89) 
 Impact on Green Belt – Harm would be high/very high/significant  (75) 
 Will create too much traffic/congestion  (70) 
 Would result in coalescence of settlements  (65) 
 Impact on the character or identity of the settlement/local area  (64) 
 Insufficient local facilities/amenities to serve this level of development  (59) 
 Unsuitable location due to noise and/or air pollution  (54) 
 Flood risk (fluvial/surface water/drainage)  (48) 
 Unsuitable access for level of development/highway safety concerns  (47) 
 Impact on ecological assets  (47) 
 Impact on/weakening of Green Belt boundary  (42) 
 Loss of countryside/agricultural land  (35) 
 Impact on neighbouring occupants/residents  (22) 
 Excessive scale of growth/development  (21) 
 Unsuitable/Unsustainable location  (19) 
 Impact on character of rural road(s)  (15) 
 Impact on heritage assets  (13) 
 Use brownfield/PDL/urban land before release of Green Belt  (6) 
 Imbalance between settlements/not a proportionate or fair level of growth  (6) 
 No comment  (3) 
 Positively assists in meeting the need for housing  (2) 
 Site located in a sustainable location  (2) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP9 Friday Grove, north of Hawkshead Road, 
Brookmans Park 

Number of Respondents  95 

1% support allocation 

92% object to allocation 

7% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: Consistent with previous advice, HE consider that development of this 
site would harm the significance of the Grade II Gobions Registered Park and Garden 
(RPG) through development within its setting. Development to the south of the Brook 
would reduce the gap between Brookmans Park and Potters Bar, and the erosion of the 
rural landscape that constitutes the setting of the RPG. HE concur with the site promoter 
that harm is unlikely to constitute substantial harm and suggest that the harm would be 
less than substantial. Whilst the scope for mitigation is noted, HE recommend that 
alternative sites should be sought in the first instance. 
North Mymms Parish Council: Object. Development would result in coalescence with 
Potters Bar because the golf course north of Potters Bar is also being proposed for 
development. This would result in sprawl, loss of agricultural land, loss of openness and 
be harmful to the Green Belt. Concerned about access, increased traffic and impact of this 
site being allocated together with BrP10. 
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BrP9 continued 

North Mymms and District Green Belt Society: Both sites Brp9/9a would impact the 
integrity of the Green Belt (south of Brookmans Park), local wildlife sites, SSSI, GII 
Registered Park and Garden. 
 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (64) 
 Will create too much traffic/congestion  (52) 
 Would result in coalescence of settlements  (51) 
 Insufficient local facilities/amenities to serve this level of development  (50) 
 Unsuitable access for level of development/highway safety concerns  (46) 
 Impact on Green Belt – Harm would be high/very high/significant  (43) 
 Impact on the character or identity of the settlement/local area  (42) 
 Impact on ecological assets  (38) 
 Unsuitable location due to noise and/or air pollution  (27) 
 Loss of countryside/agricultural land  (19) 
 Impact on/weakening of Green Belt boundary  (19) 
 Excessive scale of growth/development  (14) 
 Flood risk (fluvial/surface water/drainage)  (13) 
 Impact on heritage assets  (11) 
 Unsuitable/Unsustainable location  (10) 
 Loss of community facility  (9) 
 Impact on neighbouring occupants/residents  (5) 
 Imbalance between settlements/not a proportionate or fair level of growth   (4) 
 No comment  (4) 
 Impact on character of rural road(s)  (3) 
 Use brownfield/PDL/urban land before release of Green Belt   (2) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP9a Friday Grove, east of Bluebridge Road, 
Brookmans Park 

Number of Respondents  83 

1% support allocation 

90% object to allocation 

8% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: While this site is further away from the edge of Gobions Registered 
Park and Garden (RPG) than BrP9, it is still considered to cause harm to the setting of the 
RPG. HE advise against allocation of the site. 
North Mymms Parish Council: Object. Development of this site would result in 
coalescence with Potters Bar, as the golf course north of Potters Bar is also being 
proposed for development. This would result in urban sprawl, loss of agricultural land and 
openness and would be harmful to the Green Belt. Concerned about access and 
increased traffic. 
North Mymms and District Green Belt Society: Both sites Brp9/9a would impact the 
integrity of the Green Belt (south of Brookmans Park), local wildlife sites, SSSI, GII 
Registered Park and Garden. 
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BrP9a continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (62) 
 Will create too much traffic/congestion  (49) 
 Unsuitable location due to noise and/or air pollution  (45) 
 Impact on/weakening of Green Belt boundary  (39) 
 Impact on ecological assets  (34) 
 Unsuitable access for level of development/highway safety concerns  (28) 
 Would result in coalescence of settlements  (28) 
 Impact on the character or identity of the settlement/local area  (26) 
 Impact on Green Belt – Harm would be high/very high/significant  (21) 
 Insufficient local facilities/amenities to serve this level of development  (14) 
 Flood risk (fluvial/surface water/drainage)  (13) 
 Excessive scale of growth/development  (12) 
 Loss of countryside/agricultural land  (10) 
 Impact on heritage assets  (9) 
 Imbalance between settlements/not a proportionate or fair level of growth   (7) 
 Unsuitable/Unsustainable location  (4) 
 Use brownfield/PDL/urban land before release of Green Belt  (4) 
 Loss of community facility  (3) 
 Positively assists in meeting the need for housing  (2) 
 No comment  (2) 
 Impact on neighbouring occupants/residents  (1) 
 Site located in a sustainable location  (1) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP10 Raybrook Farm, Bluebridge Road, 
Brookmans Park 

Number of Respondents  102 

1% support allocation 

91% object to allocation 

8% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: Development of the site would represent harm to Gobions Registered 
Park and Garden. HE advise against allocation of this site. 
North Mymms Parish Council: Object. Development of this site would result in 
coalescence with Potters Bar, as the golf course north of Potters Bar is also being 
proposed for development. This would result in urban sprawl, loss of agricultural land and 
openness and be harmful to the Green Belt. Concerned about access and increased 
traffic and impacts of this site being allocated together with Site BrP9. 
North Mymms and District Green Belt Society: Site BrP10 forms a tract of countryside 
to the south of Brookmans Park. Development of this will threaten Local Wildlife Sites. GII 
Registered Park and Garden and in particular the Green Belt. It may have a potential 
impact on the highway network and SSSI. 
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BrP10 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (62) 
 Will create too much traffic/congestion  (61) 
 Unsuitable location due to noise and/or air pollution  (47) 
 Would result in coalescence of settlements  (45) 
 Impact on ecological assets  (42) 
 Impact on the character or identity of the settlement/local area  (34) 
 Insufficient local facilities/amenities to serve this level of development  (34) 
 Impact on Green Belt – Harm would be high/very high/significant  (33) 
 Unsuitable access for level of development/highway safety concerns  (27) 
 Impact on/weakening of Green Belt boundary  (24) 
 Flood risk (fluvial/surface water/drainage)  (22) 
 Loss of community facility  (20) 
 Loss of countryside/agricultural land  (17) 
 Imbalance between settlements/not a proportionate or fair level of growth   (16) 
 Impact on neighbouring occupants/residents  (13) 
 Excessive scale of growth/development  (12) 
 Unsuitable/Unsustainable location  (9) 
 Impact on character of rural road(s)  (8) 
 Impact on heritage assets  (7) 
 Loss of employment land  (6) 
 Use brownfield/PDL/urban land before release of Green Belt  (6) 
 No comment  (2) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP12 Land north of Peplins Way, Brookmans 
Park 

Number of Respondents  117 

3% support allocation 

91% object to allocation 

6% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. Concerned about the loss of Green Belt and 
agricultural land. The new Green Belt boundary is not defensible. Access to the site is a 
serious issue. The local road network cannot handle additional traffic. No evidence has 
been put forward that a care home is required in the area.   
North Mymms and District Green Belt Society: Sites BrP12 and BrP12a will project 
northwards beyond the boundary of Brookmans Park, within a Strategic Green Belt gap 
between Potters Bar and Hatfield; as well as a gap Brookmans Park and Welham Green. 
Sites makes a significant contribution to Green Belt purposes and have a low landscape 
capacity for development. It will impact Local Wildlife Sites and congestion. 
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BrP12 continued 

The Forestry Commission: Deterioration of ancient woodland can result from 
developments immediately adjacent to or within 300 metres of the perimeter of woodland. 
Sites identified that could directly impact upon ancient woodland includes BrP12/12. 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (88) 
 Infrastructure concerns –transport/education/sewerage/health/community  (88) 
 Unsuitable access for level of development/highway safety concerns  (63) 
 Unsuitable location due to noise and/or air pollution  (58) 
 Impact on the character or identity of the settlement/local area  (48) 
 Impact on ecological assets  (45) 
 Insufficient local facilities/amenities to serve this level of development  (43) 
 Would result in coalescence of settlements  (42) 
 Impact on Green Belt – Harm would be high/very high/significant  (27) 
 Impact on/weakening of Green Belt boundary  (27) 
 Impact on neighbouring occupants/residents  (21) 
 Flood risk (fluvial/surface water/drainage)  (21) 
 Loss of countryside/agricultural land  (19) 
 Imbalance between settlements/not a proportionate or fair level of growth   (19) 
 Excessive scale of growth/development  (12) 
 Use brownfield/PDL/urban land before release of Green Belt   (9) 
 Impact on heritage assets  (4) 
 Impact on character of rural road(s)   (3) 
 Unsuitable/Unsustainable location  (4) 
 Loss of community facility  (1) 
 Positively assists in meeting the need for housing  (3) 
 Site located in a sustainable location  (3) 
 No comment  (3) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP12a Land north of Peplins Way, Brookmans 
Park 

Number of Respondents  103 

2% support allocation 

91% object to allocation 

7% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. Concerned about the loss of Green Belt and 
agricultural land. The new Green Belt boundary is not defensible. Access to the site is a 
serious issue. The local road network cannot handle additional traffic. No evidence has 
been put forward that a care home is required in the area.   
North Mymms and District Green Belt Society: Sites BrP12 and BrP12a will project 
northwards beyond the boundary of Brookmans Park, within a Strategic Green Belt gap 
between Potters Bar and Hatfield; as well as a gap Brookmans Park and Welham Green. 
Sites make a significant contribution to Green Belt purposes and have a low landscape 
capacity for development. Impact Local Wildlife Sites, congestion. 
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BrP12a continued 

The Forestry Commission: Deterioration of ancient woodland can result from 
developments, immediately adjacent to or within 300 metres of the perimeter of woodland. 
Sites identified that could directly impact upon ancient woodland includes BrP12/12. 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (80) 
 Will create too much traffic/congestion  (76) 
 Unsuitable location due to noise and/or air pollution  (56) 
 Unsuitable access for level of development/highway safety concerns  (48) 
 Impact on/weakening of Green Belt boundary  (40) 
 Impact on ecological assets  (36) 
 Impact on the character or identity of the settlement/local area  (32) 
 Would result in coalescence of settlements  (32) 
 Impact on Green Belt – Harm would be high/very high/significant  (22) 
 Loss of countryside/agricultural land  (18) 
 Insufficient local facilities/amenities to serve this level of development  (16) 
 Flood risk (fluvial/surface water/drainage)  (14) 
 Excessive scale of growth/development  (10) 
 Impact on neighbouring occupants/residents  (8) 
 Imbalance between settlements/not a proportionate or fair level of growth   (6) 
 Impact on heritage assets  (5) 
 Use brownfield/PDL/urban land before release of Green Belt  (5) 
 Impact on character of rural road(s)  (2) 
 Unsuitable/Unsustainable location  (2) 
 Site located in a sustainable location  (2) 
 No comment  (2) 
 Loss of community facility  (1) 
 Loss of employment land  (1) 
 Positively assists in meeting the need for housing  (1) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP14a Land east of Golf Club Road, Brookmans 
Park 

Number of Respondents  26 

4% support allocation 

88% object to allocation 

8% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. Development would be back-land and would lead 
to a loss of woodland.   
North Mymms and District Green Belt Society: No exceptional circumstances 
demonstrated for the release of site BrP14a from the Green Belt. 
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BrP14a continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (11) 
 Unsuitable location due to noise and/or air pollution  (11) 
 Infrastructure concerns –transport/education/sewerage/health/community  (11) 
 Unsuitable access for level of development/highway safety concerns  (10) 
 Impact on the character or identity of the settlement/local area  (9) 
 Impact on Green Belt – Harm would be high/very high/significant  (9) 
 Impact on ecological assets  (7) 
 Would result in coalescence of settlements  (5) 
 Impact on/weakening of Green Belt boundary  (5) 
 Flood risk (fluvial/surface water/drainage)  (4) 
 Loss of countryside/agricultural land  (4) 
 Unsuitable/Unsustainable location  (4) 
 Insufficient local facilities/amenities to serve this level of development  (2) 
 Positively assists in meeting the need for housing  (1) 
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Settlement Bell Bar and Brookmans Park 

Site  
BrP31a (promoted as an extension to BrP31) 68 
Georges Wood Road and land to the rear of 70 
Georges Wood Road, Brookmans Park 

Number of Respondents  25 

0% support allocation 

92% object to allocation 

8% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. Development would be back-land and would lead 
to a loss of woodland. Access would be an issue. Concern about site being allocated 
together with BrP14/14a. 
North Mymms and District Green Belt Society: Object to Site BrP31a, as it would 
encroach on open land beyond the defined Green Belt boundary. New access would have 
an unacceptable impact on traffic and movements 
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BrP31a continued 

Key Topics Raised – Number of representations shown in brackets 
 Insufficient local facilities/amenities to serve this level of development  (10) 
 Unsuitable access for level of development/highway safety concerns  (9) 
 Impact on ecological assets  (9) 
 Will create too much traffic/congestion  (8) 
 Impact on the character or identity of the settlement/local area  (8) 
 Unsuitable location due to noise and/or air pollution  (8) 
 Infrastructure concerns –transport/education/sewerage/health/community  (8) 
 Impact on Green Belt – Harm would be high/very high/significant  (7) 
 Adds to excessive scale of growth/development in settlement (4) 
 Would result in coalescence of settlements  (4) 
 Impact on/weakening of Green Belt boundary  (3) 
 Flood risk (fluvial/surface water/drainage)  (3) 
 Loss of countryside/agricultural land  (2) 
 Impact on character of rural road(s)  (1) 
 Unsuitable/Unsustainable location  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location   (1) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP32 Land west of Queenswood School, 
Brookmans Park 

Number of Respondents  73 

3% support allocation 

92% object to allocation 

5% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Density is high. There are traffic issues along the A1000 
and Shepherds Way. Small scale development fronting the road could be acceptable. 
North Mymms and District Green Belt Society: Object to Site BrP32 in strongest terms, 
as the release of this would result in high harm to the Green Belt 
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BrP32 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (53) 
 Will create too much traffic/congestion  (52) 
 Impact on the character or identity of the settlement/local area  (40) 
 Impact on Green Belt – Harm would be high/very high/significant  (40) 
 Unsuitable location due to noise and/or air pollution  (39) 
 Insufficient local facilities/amenities to serve this level of development  (35) 
 Impact on ecological assets  (26) 
 Would result in coalescence of settlements  (25) 
 Unsuitable access for level of development/highway safety concerns  (20) 
 Impact on/weakening of Green Belt boundary  (16) 
 Excessive scale of growth/development  (15) 
 Loss of countryside/agricultural land  (12) 
 Flood risk (fluvial/surface water/drainage)  (12) 
 Imbalance between settlements/not a proportionate or fair level of growth  (7) 
 Unsuitable/Unsustainable location  (6) 
 Use brownfield/PDL/urban land before release of Green Belt   (6) 
 Impact on heritage assets  (3) 
 Impact on neighbouring occupants/residents  (2) 
 Site located in a sustainable location  (2) 
 Positively assists in meeting the need for housing  (1) 
 No comment  (1) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP34 Brookmans Park, Transmitting Station, 
Brookmans Park 

Number of Respondents  64 

8% support allocation 

84% object to allocation 

8% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Consider that this could be an appropriate site. Extension 
of Brookmans Park in this location could be less intrusive and have fewer traffic issues. 
Concerned about site being allocated together with BrP37. 
North Mymms and District Green Belt Society: Site BrP34 should be dealt with as an 
exceptions site, rather than release from the Green Belt. Level of development is 
excessive and will harm openness of the Green Belt, as well as cause congestion on 
A1000 and local network. 
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BrP34 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (47) 
 Will create too much traffic/congestion  (35) 
 Insufficient local facilities/amenities to serve this level of development  (34) 
 Impact on the character or identity of the settlement/local area  (26) 
 Would result in coalescence of settlements  (25) 
 Impact on Green Belt – Harm would be high/very high/significant  (24) 
 Impact on ecological assets  (22) 
 Unsuitable location due to noise and/or air pollution  (21) 
 Unsuitable access for level of development/highway safety concerns  (14) 
 Impact on/weakening of Green Belt boundary  (12) 
 Excessive scale of growth/development  (8) 
 Flood risk (fluvial/surface water/drainage)  (7) 
 Unsuitable/Unsustainable location  (5) 
 Imbalance between settlements/not a proportionate or fair level of growth  (5) 
 Site located in a sustainable location  (4) 
 Impact on character of rural road(s)  (3) 
 Positively assists in meeting the need for housing  (2) 
 Impact on neighbouring occupants/residents  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 

  

Page 732



 

213 
 

Settlement Bell Bar and Brookmans Park 

Site  BrP36 Land at Brookmans Park Golf Club, Golf 
Club Road, Brookmans Park 

Number of Respondents  64 

2% support allocation 

86% object to allocation 

13% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. Proposal would result in loss of tennis club. If the 
golfing facilities are lost and re-provided, this would lead to Green Belt encroachment. 
Concerned about the harm to the Green Belt and suitability of access from Golf Club Rd.   
North Mymms and District Green Belt Society: Site BrP36 is technically a brownfield 
site and no exceptional circumstances demonstrated for its release. Exception policy 
applies. 
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BrP36 continued 

Key Topics Raised – Number of representations shown in brackets 
 Loss of community facility  (36) 
 Infrastructure concerns –transport/education/sewerage/health/community  (28) 
 Unsuitable access for level of development/highway safety concerns  (26) 
 Will create too much traffic/congestion  (22) 
 Insufficient local facilities/amenities to serve this level of development  (18) 
 Impact on the character or identity of the settlement/local area  (15) 
 Impact on Green Belt – Harm would be high/very high/significant  (14) 
 Unsuitable location due to noise and/or air pollution  (11) 
 Impact on ecological assets  (10) 
 Would result in coalescence of settlements  (8) 
 Loss of countryside/agricultural land  (6) 
 Flood risk (fluvial/surface water/drainage)  (6) 
 Impact on/weakening of Green Belt boundary  (4) 
 Unsuitable/Unsustainable location  (3) 
 Use brownfield/PDL/urban land before release of Green Belt   (3) 
 Excessive scale of growth/development  (3) 
 Loss of parking  (2) 
 No comment  (2) 
 Impact on neighbouring occupants/residents  (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
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Settlement Bell Bar and Brookmans Park 

Site  BrP37 Brookmans Park Reservoir and Water 
Tower, Kentish Lane, Brookmans Park 

Number of Respondents  23 

9% support allocation 

83% object to allocation 

9% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Object. This site is a covered reservoir and water tower. 
Concerned about the site being allocated together with BrP34. 
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BrP37 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (14) 
 Infrastructure concerns –transport/education/sewerage/health/community  (13) 
 Impact on Green Belt – Harm would be high/very high/significant  (9) 
 Unsuitable location due to noise and/or air pollution  (8) 
 Impact on the character or identity of the settlement/local area  (6) 
 Insufficient local facilities/amenities to serve this level of development  (6) 
 Impact on ecological assets  (5) 
 Flood risk (fluvial/surface water/drainage)  (5) 
 Unsuitable access for level of development/highway safety concerns  (3) 
 Would result in coalescence of settlements  (3) 
 Unsuitable/Unsustainable location  (3) 
 Impact on/weakening of Green Belt boundary  (2) 
 Excessive scale of growth/development  (2) 
 No comment  (2) 
 Impact on character of rural road(s)  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
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17. Swanley Bar – summary of responses   

Settlement Swanley Bar 

Number of Respondents  1 
0% support allocation 
0% object to allocation 
100% neither support of object allocation 

 
Key Stakeholder Comments 
None 
Key Topics Raised – Number of representations shown in brackets 

 Impact on Green Belt – Harm would be high/very high/ significant  (1) 
 Would result in coalescence of settlements  (1) 
 Unsuitable location due to noise and/or air pollution/land contamination  (1) 
 Flood risk (fluvial/ surface water/ drainage)  (1) 
 Infrastructure concerns –highways/transport/ education/ sewerage/ health/ 

community  (1) 
 Use brownfield/ PDL/urban land before release of Green Belt  (1) 
 Excessive cumulative scale of growth/ development  (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
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Settlement Swanley Bar 

Site Name  
SB1 Land south of Swanley Bar Lane, Swanley 
Bar 

(previously known as LHe3 in HELAA 2016) 

Number of Respondents  34 

3% support allocation 

79% object to allocation 

18% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: Development has the potential to affect the setting of Gobions 
Registered Park and Garden (grade II listed). However in the area opposite the existing 
buildings, the impact would be reduced. Ideally, development should not extend west of 
the line of the existing development, which is to the north of the road 
North Mymms Parish Council: Object. Object to enclosure of playing field and 
allotments. Concerns regarding the infrastructure required to support new development 
such as road network (i.e. width, visibility), parking, education and health. Development of 
this site, together with other sites, would lead to the coalescence between Swanley Bar 
and Little Heath and cause harm to the Green Belt and rural aspect. 
Oliver Dowden (MP): Concerned that site SB1 will increase pressure on Potters Bar’s 
infrastructure (e.g. schools, highways, health,) and will require investment to 
upgrade/enhance this. The size, scale of the sites will significantly impact the green open 
spaces around the town. Duty to cooperate discussions are needed. 
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SB1 continued 

North Mymms and District Green Belt Society: Any development of Site SB1 would 
have a serious impact on the openness of the Green Belt and contribute to the closure of 
the gap between Little Heath and Brookmans Park, as well as high harm to this 
designation. Vehicular access is poor and it is remote a location from facilities/shops 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (23) 
 Will create too much traffic/congestion  (22) 
 Unsuitable location due to noise and/or air pollution  (20) 
 Impact on/weakening of Green Belt boundary  (17) 
 Would result in coalescence of settlements  (13) 
 Impact on the character or identity of the settlement/local area  (10) 
 Excessive scale of growth/development  (10) 
 Impact on ecological assets  (8) 
 Impact on Green Belt – Harm would be high/very high/significant  (8) 
 Flood risk (fluvial/surface water/drainage)  (8) 
 Loss of countryside/agricultural land  (6) 
 Unsuitable access for level of development/highway safety concerns  (5) 
 Insufficient local facilities/amenities to serve this level of development  (5) 
 Impact on neighbouring occupants/residents  (3) 
 Imbalance between settlements/not a proportionate or fair level of growth   (2) 
 Impact on heritage assets  (1) 
 Impact on character of rural road(s)  (1) 
 Unsuitable/Unsustainable location  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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Settlement Swanley Bar 

Site  SB1a Land south of Swanley Bar Lane, Swanley 
Bar 

Number of Respondents  26 

0% support allocation 

77% object to allocation 

23% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: Development has the potential to affect the setting of Registered Park 
and Garden (grade II listed). It may be acceptable for some small scale development, set 
back from the road with careful landscaping. 
North Mymms Parish Council: Object. Object to enclosure of playing field and 
allotments. Concerns regarding the infrastructure required to support new development; 
such as road network (i.e. width, visibility), parking, education and health. Development of 
this site, together with other sites, would lead to the coalescence between Swanley Bar 
and Little Heath and cause harm to the Green Belt and rural aspect. 
North Mymms and District Green Belt Society: Any development of Sites SB1a would 
have a serious impact on the openness of the Green Belt and contribute to the closure of 
the gap between Little Heath and Brookmans Park, as well as a high harm to this 
designation. Vehicular access is poor and it is remote location from facilities/shops 
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SB1a continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (16) 
 Will create too much traffic/congestion  (15) 
 Unsuitable location due to noise and/or air pollution  (11) 
 Would result in coalescence of settlements  (10) 
 Impact on/weakening of Green Belt boundary  (10) 
 Impact on Green Belt – Harm would be high/very high/significant  (8) 
 Insufficient local facilities/amenities to serve this level of development  (7) 
 Excessive scale of growth/development  (7) 
 Unsuitable access for level of development/highway safety concerns  (6) 
 Impact on the character or identity of the settlement/local area  (5) 
 Loss of countryside/agricultural land  (4) 
 Flood risk (fluvial/surface water/drainage)  (4) 
 Impact on ecological assets  (3) 
 Imbalance between settlements/not a proportionate or fair level of growth  (3) 
 Impact on neighbouring occupants/residents  (2) 
 Impact on heritage assets  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
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Settlement Swanley Bar 

Site  SB1b (sub parcel of SB1) Land south of Swanley 
Bar Lane, Swanley Bar 

Number of Respondents  18 

0% support allocation 

78% object to allocation 

22% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: Development has the potential to affect the setting of Gobions 
Registered Park and Garden (grade II listed). However, this small site is well related to the 
existing residential development and some small scale development, set back from the 
road with careful landscaping may be acceptable given the circumstances. This site would 
be preferable to Site SB1a. 
North Mymms Parish Council: Object. Object to enclosure of playing field and 
allotments. Concerns about road network, parking, and education and health infrastructure 
needed to support new development. Development of this site (together with other sites) 
would lead to coalescence between Swanley Bar and Little Heath, as well as cause harm 
to the Green Belt and rural aspect. 
North Mymms and District Green Belt Society: Any development of Sites SB1b would 
have a serious impact on the openness of the Green Belt and contribute to the closure of 
the gap between Little Heath and Brookmans Park, as well as high harm to this 

Page 742



 

223 
 

designation. Vehicular access is poor and it is within a remote location from 
facilities/shops 

SB1b continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (11) 
 Infrastructure concerns –transport/education/sewerage/health/community  (11) 
 Unsuitable location due to noise and/or air pollution  (9) 
 Impact on/weakening of Green Belt boundary  (7) 
 Excessive scale of growth/development  (7) 
 Would result in coalescence of settlements  (6) 
 Impact on Green Belt – Harm would be high/very high/significant  (5) 
 Unsuitable access for level of development/highway safety concerns  (4) 
 Loss of countryside/agricultural land  (3) 
 Impact on ecological assets  (3) 
 Impact on the character or identity of the settlement/local area  (3) 
 Impact on neighbouring occupants/residents  (2) 
 Insufficient local facilities/amenities to serve this level of development  (2) 
 Impact on heritage assets  (1) 
 No comment  (1) 
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Settlement Swanley Bar 

Site  SB2 Land south of Swanley Bar Lane/Great 
North Road, Swanley Bar 

Number of Respondents  24 

4% support allocation 

75% object to allocation 

21% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: Development has the potential to affect the setting of Grade II Gobions 
Registered Park and Garden. Suggest this site should not be developed, to help protect 
the setting of this. 
North Mymms Parish Council: Note this site is in a valley and is impacted by localised 
flooding issues. Consider that the site could be appropriate for development if; defensible 
boundaries are drawn up around it; and enhancements to Swanley Bar Lane and the 
junction with the A1000 are delivered 
Oliver Dowden (MP): Concerned site SB2 will increase pressure on Potters Bar’s 
infrastructure (e.g. schools, highways, health,) and require investment to 
upgrade/enhance this. The size, scale of sites will significantly impact the green open 
spaces around the town. Duty to cooperate discussions are needed. 
North Mymms and District Green Belt Society: No special circumstances demonstrated 
for the release of site SB2 from the Green Belt. This would result in high harm to this 
designation. 
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SB2 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (12) 
 Impact on Green Belt – Harm would be high/very high/significant  (12) 
 Infrastructure concerns –transport/education/sewerage/health/community  (10) 
 Unsuitable location due to noise and/or air pollution  (6) 
 Impact on neighbouring occupants/residents  (4) 
 Would result in coalescence of settlements  (4) 
 Unsuitable access for level of development/highway safety concerns  (3) 
 Impact on ecological assets  (3) 
 Insufficient local facilities/amenities to serve this level of development  (3)  
 Impact on the character or identity of the settlement/local area  (2) 
 Excessive scale of growth/development  (2) 
 Flood risk (fluvial/surface water/drainage)  (2) 
 Impact on heritage assets  (1) 
 Impact on/weakening of Green Belt boundary  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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Settlement Swanley Bar 

Site  SB3 104 Hawkshead Road, Little Heath 

Number of Respondents  23 

13% support allocation 

78% object to allocation 

9% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
North Mymms Parish Council: Site could potentially be developed without too much 
harm to local amenity or the Green Belt.  However, the proposed density is too high.  
Oliver Dowden (MP): Concerned site SB3 will increase pressure on Potters Bar’s 
infrastructure (e.g. schools, highways, health,) and will require investment to 
upgrade/enhance this. The size, scale of sites will significantly impact the green open 
spaces around the town. Duty to cooperate discussions are needed. 
North Mymms and District Green Belt Society: Capacity of site SB3 would address a 
limited amount of housing needs. No exceptional circumstances demonstrated for its 
release.   
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 SB3 continued 

Key Topics Raised – Number of representations shown in brackets 
 Impact on ecological assets  (13) 
 Infrastructure concerns –transport/education/sewerage/health/community  (11) 
 Unsuitable access for level of development/highway safety concerns  (10) 
 Will create too much traffic/congestion  (8) 
 Unsuitable location due to noise and/or air pollution  (8) 
 Excessive scale of growth/development  (8) 
 Impact on/weakening of Green Belt boundary  (5) 
 Impact on neighbouring occupants/residents  (4) 
 Impact on Green Belt – Harm would be high/very high/significant  (4) 
 Would result in coalescence of settlements  (4) 
 Flood risk (fluvial/surface water/drainage)  (4) 
 Impact on the character or identity of the settlement/local area  (4) 
 Loss of countryside/agricultural land  (1) 
 Insufficient local facilities/amenities to serve this level of development  (3) 
 No comment  (2) 
 Loss of parking  (1) 
 Unsuitable/Unsustainable location  (1) 
 Site located in a sustainable location  (1) 
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18. Little Heath – summary of responses   

Settlement Little Heath 

Number of Respondents  1 

0% support allocation 

0% object to allocation 

100% neither support of object allocation 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Impact on Green Belt – Harm would be high/very high/ significant  (1) 
 Would result in coalescence of settlements  (1) 
 Unsuitable location due to noise and/or air pollution/land contamination  (1) 
 Flood risk (fluvial/ surface water/ drainage)  (1) 
 Infrastructure concerns –highways/transport/ education/ sewerage/ health/ 

community  (1) 
 Use brownfield/ PDL/urban land before release of Green Belt  (1) 
 Excessive cumulative scale of growth/ development  (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
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Settlement Little Heath 

Site  
LHe3 Land south of Hawkshead Road, Little Heath 
Promoted as an extension to sire HS24/BrP7, which is 
proposed for allocation in the Draft Local Plan 

Number of Respondents  46 

0% support allocation 

94% object to allocation 

6% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Hertsmere BC: The additional area (with HS24/BrP7) would potentially increase the 
overall capacity of the allocation to over 200 units. This would have a significant impact on 
infrastructure in Potters Bar and Hertsmere would object to any further development to the 
north of the town, west of Little Heath, in the absence of any commitment to address the 
impact on services and facilities in the town. The site itself forms part of a moderately 
performing Green Belt parcel, as identified in the Stage 1 Green Belt assessment 
undertaken by Arup for Hertsmere’s Local Plan. The findings of the Welwyn Hatfield’s 
Stage 2 Addendum Report (June 2016) concluded that BrP7 makes; a significant 
contribution to safeguarding the countryside from encroachment, and a major contribution 
to the gap between Potters Bar and Brookmans Park. Exceptional circumstances are 
needed to justify any changes to the Green Belt boundary in this location, consistent with 
paragraph 135 of the NPPF. 
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LHe3 continued 

North Mymms Parish Council: Object. Concerned that this site will result in the loss of 
agricultural land and impact on Green Belt. Expansion of this will increase the 
coalescence with Potters Bar, which is also subject to development proposals within 
Hertsmere’s emerging Local Plan. Development on the site would be very visible due to 
the topography, with an indefensible northern boundary. Concerned that scale of 
development is disproportionate for Little Heath and its impact on local infrastructure (.i.e. 
education capacity, traffic and the road network and railway station commuter parking). 
Oliver Dowden (MP): Concerned that site LHe3 will increase pressure on Potters Bar’s 
infrastructure (e.g. schools, highways, health,) and require investment to 
upgrade/enhance this. The size, scale of sites will significantly impact the green open 
spaces around the town. Duty to cooperate discussions are needed.   
North Mymms and District Green Belt Society: Proposed extension of site LHe3 would 
have a far greater impact on the Green Belt, as it would harm the gap between; Potters 
Bar and Hatfield; and between Little Heath and Brookmans Park. New area is visually 
prominent and will harm the landscape. It is not within an accessible location to facilities, 
employment and will impact highway network.     

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (38) 
 Will create too much traffic/congestion  (27) 
 Impact on Green Belt – Harm would be high/very high/significant  (22) 
 Would result in coalescence of settlements  (22) 
 Insufficient local facilities/amenities to serve this level of development  (15) 
 Impact on/weakening of Green Belt boundary  (13) 
 Unsuitable location due to noise and/or air pollution  (13) 
 Impact on the character or identity of the settlement/local area  (10) 
 Impact on ecological assets  (10) 
 Unsuitable access for level of development/highway safety concerns  (9) 
 Loss of countryside/agricultural land  (8) 
 Excessive scale of growth/development  (7) 
 Flood risk (fluvial/surface water/drainage)  (7) 
 Imbalance between settlements/not a proportionate or fair level of growth  (7) 
 Impact on neighbouring occupants/residents  (6) 
 Loss of parking  (3) 
 Unsuitable/Unsustainable location  (3) 
 Use brownfield/PDL/urban land before release of Green Belt  (3) 
 Impact on heritage assets  (2) 
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Settlement Little Heath 

Site  LHe4 Studlands, Hawkshead Road, Little Heath 

Number of Respondents  14 

0% support allocation 

71% object to allocation 

29% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Site could potentially be developed, without too much 
harm to local amenity or the Green Belt. However, the proposed density is too high and it 
would be unacceptable to allocate this with Site SB1. 
Oliver Dowden (MP) - Concerned that site LHe4 will increase pressure on Potters Bar’s 
infrastructure (e.g. schools, highways, health,) and require investment to 
upgrade/enhance this. The size, scale of sites will significantly impact the green open 
spaces around the town. Duty to cooperate discussions are needed.   
North Mymms and District Green Belt Society: No special circumstances demonstrated 
for the release of site LHe4 from the Green Belt. 
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LHe4 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (8) 
 Unsuitable access for level of development/highway safety concerns  (5) 
 Will create too much traffic/congestion  (5) 
 Impact on Green Belt – Harm would be high/very high/significant  (5) 
 Would result in coalescence of settlements  (5) 
 Impact on the character or identity of the settlement/local area  (4) 
 Unsuitable location due to noise and/or air pollution  (4) 
 Loss of countryside/agricultural land  (3) 
 Excessive scale of growth/development  (3) 
 Impact on ecological assets  (2) 
 Impact on/weakening of Green Belt boundary  (2) 
 Imbalance between settlements/not a proportionate or fair level of growth  (2) 
 Impact on neighbouring occupants/residents  (1) 
 Flood risk (fluvial/surface water/drainage)  (1) 
 Unsuitable/Unsustainable location  (1) 
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Settlement Little Heath 

Site  LHe5 Videne, Hawskhead Road, Little Heath 

Number of Respondents  23 

0% support allocation 

91% object to allocation 

9% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Small scale development on the site, to a depth of one 
house, might be acceptable. Concerned that the extensive development of this site may 
increase coalescence (if other sites are allocated) of Little Heath and Swanley Bar.  
Oliver Dowden (MP) - Concerned that site LHe5 will increase pressure on Potters Bar’s 
infrastructure (e.g. schools, highways, health,) and require investment to 
upgrade/enhance this. The size, scale of sites will significantly impact the green open 
spaces around the town. Duty to cooperate discussions are needed.   
North Mymms and District Green Belt Society: Development of site LHe5 would have 
an adverse impact on the openness of the Green Belt and increase congestion issues 
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LHe5 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (16) 
 Will create too much traffic/congestion  (15) 
 Impact on Green Belt – Harm would be high/very high/significant  (12) 
 Would result in coalescence of settlements  (11) 
 Unsuitable location due to noise and/or air pollution  (10) 
 Impact on the character or identity of the settlement/local area  (8) 
 Impact on/weakening of Green Belt boundary  (8) 
 Impact on ecological assets  (6) 
 Imbalance between settlements/not a proportionate or fair level of growth  (6) 
 Unsuitable access for level of development/highway safety concerns  (5) 
 Excessive scale of growth/development  (5) 
 Loss of countryside/agricultural land  (4) 
 Insufficient local facilities/amenities to serve this level of development  (4) 
 Flood risk (fluvial/surface water/drainage)  (3) 
 Impact on neighbouring occupants/residents  (2) 
 Loss of parking  (1) 
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19. Newgate Street – summary of responses   
Settlement Newgate Street 

Number of Respondents  3 

0% support allocation 

33% object to allocation 

67% neither support of object 
allocation 

 
Key Stakeholder Comments 
None 
Key Topics Raised – Number of representations shown in brackets 

 Will create too much traffic/ congestion  (3) 
 Infrastructure concerns –highways/transport/ education/ sewerage/ health/ 

community  (3) 
 Loss of countryside/agricultural land  (2) 
 Impact on ecological assets  (1) 
 Impact on the character or identity of the settlement/ local area  (1) 
 Unsuitable/ Unsustainable location  (1) 
 Insufficient local facilities/amenities to serve this level of development  (1) 
 Excessive cumulative scale of growth/ development  (1)  
 Unsuitable access for level of development/ highway safety concerns  (1) 

Page 755



 

236 
 

Settlement Newgate Street 

Site  
NS1 Land adjoining Tolmers Park, Carbone Hill, 
Newgate Street Village 

(previously known as BrP15) 

Number of Respondents  34 

3% support allocation 

85% object to allocation 

12% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
None 
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NS1 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (26) 
 Will create too much traffic/congestion  (16) 
 Unsuitable location due to noise and/or air pollution  (16) 
 Unsuitable access for level of development/highway safety concerns  (11) 
 Impact on Green Belt – Harm would be high/very high/significant  (10) 
 Insufficient local facilities/amenities to serve this level of development  (10) 
 Unsuitable/Unsustainable location  (6) 
 Impact on the character or identity of the settlement/local area  (5) 
 Excessive scale of growth/development  (5) 
 Flood risk (fluvial/surface water/drainage)  (3) 
 Impact on ecological assets  (2) 
 Would result in coalescence of settlements  (2) 
 No comment  (2) 
 Loss of community facility  (1) 
 Impact on neighbouring occupants/residents  (1) 
 Impact on character of rural road(s)  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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Settlement Newgate Street 

Site 

NS2 Coach and Horses Public House, Newgate 
Street 

(previously known as BrP19 – extended site area 
promoted) 

Number of Respondents  29 

3% support allocation 

83% object to allocation 

14% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
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NS2 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (16) 
 Will create too much traffic/congestion  (15) 
 Unsuitable location due to noise and/or air pollution  (14) 
 Unsuitable access for level of development/highway safety concerns  (8) 
 Impact on the character or identity of the settlement/local area  (8) 
 Impact on Green Belt – Harm would be high/very high/significant  (7) 
 Insufficient local facilities/amenities to serve this level of development  (7) 
 Impact on heritage assets  (6) 
 Loss of community facility  (5) 
 Unsuitable/Unsustainable location  (5) 
 Flood risk (fluvial/surface water/drainage)  (3) 
 Excessive scale of growth/development  (2) 
 Positively assists in meeting the need for housing  (2) 
 Impact on neighbouring occupants/residents  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
 Site located in a sustainable location  (1) 
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Settlement Newgate Street 

Site  NS3a Tolmers Park Farm, Newgate Street 
Village 

Number of Respondents  26 

4% support allocation 

85% object to allocation 

12% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
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NS3a continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (20) 
 Will create too much traffic/congestion  (16) 
 Unsuitable location due to noise and/or air pollution  (16) 
 Unsuitable access for level of development/highway safety concerns  (9) 
 Impact on Green Belt – Harm would be high/very high/significant   (9) 
 Impact on the character or identity of the settlement/local area  (8) 
 Insufficient local facilities/amenities to serve this level of development  (5) 
 Impact on ecological assets  (4) 
 Flood risk (fluvial/surface water/drainage)  (4) 
 Unsuitable/Unsustainable location  (3) 
 Loss of countryside/agricultural land  (2) 
 Impact on heritage assets  (2) 
 Impact on neighbouring occupants/residents  (2) 
 Site located in a sustainable location  (2) 
 Loss of community facility  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
 Excessive scale of growth/development  (1) 
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Settlement Newgate Street 

Site  NS3b Tolmers Park Farm, Newgate Street Village 

Number of Respondents  28 

0% support allocation 

93% object to allocation 

7% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
None 
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NS3b continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (22) 
 Will create too much traffic/congestion  (16) 
 Unsuitable location due to noise and/or air pollution  (13) 
 Unsuitable access for level of development/highway safety concerns  (11) 
 Impact on Green Belt – Harm would be high/very high/significant  (11) 
 Impact on the character or identity of the settlement/local area  (8) 
 Insufficient local facilities/amenities to serve this level of development  (7) 
 Impact on ecological assets  (6) 
 Loss of countryside/agricultural land  (4) 
 Unsuitable/Unsustainable location  (3) 
 Excessive scale of growth/development  (3) 
 Impact on heritage assets  (2) 
 Flood risk (fluvial/surface water/drainage)  (2) 
 Impact on neighbouring occupants/residents  (1) 
 Impact on/weakening of Green Belt boundary  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
 Positively assists in meeting the need for housing  (1) 
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Settlement Newgate Street 

Site  NS3c Tolmers Park Farm, Newgate Street Village 

Number of Respondents  24 

0% support allocation 

88% object to allocation 

13% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
None 
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NS3c continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (16) 
 Unsuitable access for level of development/highway safety concerns  (12) 
 Will create too much traffic/congestion  (12) 
 Impact on Green Belt – Harm would be high/very high/significant  (10) 
 Unsuitable location due to noise and/or air pollution  (10) 
 Impact on ecological assets  (9) 
 Insufficient local facilities/amenities to serve this level of development  (8) 
 Impact on the character or identity of the settlement/local area  (6) 
 Impact on heritage assets  (4) 
 Loss of countryside/agricultural land  (3) 
 Excessive scale of growth/development  (3) 
 Impact on neighbouring occupants/residents  (2) 
 Flood risk (fluvial/surface water/drainage)  (2) 
 Unsuitable/Unsustainable location  (2) 
 Loss of parking  (1) 
 Use brownfield/PDL/urban land before release of Green Belt   (1) 
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Settlement Newgate Street 

Site NS4 Land to the east of Newgate Street Village, 
Newgate Street 

Number of Respondents  39 

3% support allocation 

90% object to allocation 

8% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
None 
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NS4 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (29) 
 Will create too much traffic/congestion  (25) 
 Unsuitable access for level of development/highway safety concerns  (23) 
 Impact on Green Belt – Harm would be high/very high/significant  (21) 
 Impact on ecological assets  (17) 
 Unsuitable location due to noise and/or air pollution  (16) 
 Loss of countryside/agricultural land  (10) 
 Insufficient local facilities/amenities to serve this level of development  (10) 
 Impact on the character or identity of the settlement/local area  (8) 
 Loss of parking  (8) 
 Flood risk (fluvial/surface water/drainage)  (6) 
 Unsuitable/Unsustainable location  (6) 
 Excessive scale of growth/development  (5) 
 Impact on neighbouring occupants/residents  (4) 
 Loss of community facility  (1) 
 Would result in coalescence of settlements  (2) 
 Impact on/weakening of Green Belt boundary  (2) 
 Use brownfield/PDL/urban land before release of Green Belt   (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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Settlement Newgate Street 

Site  NS5 Land at Ponsbourne Park Hotel, Newgate 
Street 

Number of Respondents  47 

6% support allocation 

72% object to allocation 

21% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
None 
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NS5 continued 

Key Topics Raised – Number of representations shown in brackets 
 Loss of community facility  (32) 
 Infrastructure concerns –transport/education/sewerage/health/community  (17) 
 Will create too much traffic/congestion  (14) 
 Unsuitable access for level of development/highway safety concerns  (12) 
 Unsuitable location due to noise and/or air pollution  (11) 
 Impact on Green Belt – Harm would be high/very high/significant  (10) 
 Insufficient local facilities/amenities to serve this level of development  (8) 
 Impact on the character or identity of the settlement/local area   (5) 
 Loss of countryside/agricultural land  (4) 
 Impact on ecological assets  (4) 
 Impact on heritage assets  (4) 
 Loss of parking  (3) 
 Impact on neighbouring occupants/residents  (3) 
 Impact on/weakening of Green Belt boundary  (3) 
 Flood risk (fluvial/surface water/drainage)  (3) 
 Would result in coalescence of settlements  (1) 
 Unsuitable/Unsustainable location  (2) 
 Positively assists in meeting the need for housing  (2) 
 Site located in a sustainable location  (2) 
 Loss of employment land  (1) 
 Use brownfield/PDL/urban land before release of Green Belt  (1) 
 Excessive scale of growth/development  (1) 
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20. Cuffley – summary of responses   

Settlement Cuffley 

Number of Respondents  31 

0% support allocation 

45% object to allocation 

55% neither support of object allocation 

 
Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/ congestion  (24) 
 Infrastructure concerns –highways/transport/ education/ sewerage/ health/ 

community  (26) 
 Unsuitable location due to noise and/or air pollution/land contamination  (12) 
 Impact on the character or identity of the settlement/ local area  (11) 
 Excessive cumulative scale of growth/ development  (8) 
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Cuffley continued 
 Loss of countryside/agricultural land  (6) 
 Impact on Green Belt – Harm would be high/very high/ significant  (6) 
 Impact on ecological assets  (4) 
 Unsuitable access for level of development/ highway safety concerns  (5) 
 Insufficient local facilities/amenities to serve this level of development  (5)  
 Impact on/ weakening of Green Belt boundary  (5) 
 Impact on neighbouring occupants/ residents  (4)  
 Unsuitable/ Unsustainable location  (4) 
 Flood risk (fluvial/ surface water/ drainage)  (3)  
 Use brownfield/ PDL/urban land before release of Green Belt  (3) 
 Impact on character of rural road(s)  (2)  
 Imbalance between settlements/not a proportionate or fair level of growth  (2) 
 Would result in coalescence of settlements  (1) 
 Loss of community/sport facility  (1) 
  Impact on heritage assets  (1) 
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Settlement Cuffley 

Site  No95 Sopers Road, Cuffley 

Number of Respondents  183 

9% support allocation 

84% object to allocation 

7% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. The site forms part of a designated 
Employment Area and would fail Stage 1 of the HELAA assessment. The loss of 
employment land would likely affect the local economy and make it difficult to fully meet 
the employment needs of the local area. It is not possible to understand the exact impact 
the proposal would have on the economy, as the consultation document failed to specify 
the quantum of employment floor space that will be retained. The proposed density on the 
site is significantly higher than the surrounding area and exceeds the appropriate density 
range indicated in the Local Plan. 
Northaw and Cuffley Residents Association: The high density of the site would 
exacerbate existing infrastructure deficiencies. 
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No95 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (126) 
 Infrastructure concerns –transport/education/sewerage/health/community  (126) 
 Unsuitable location due to noise and/or air pollution  (111) 
 Loss of employment land  (41) 
 Unsuitable access for level of development/highway safety concerns  (37) 
 Insufficient local facilities/amenities to serve this level of development  (28) 
 Excessive scale of growth/development  (28) 
 Impact on the character or identity of the settlement/local area  (26) 
 Flood risk (fluvial/surface water/drainage)  (26) 
 Unsuitable/Unsustainable location  (26) 
 Impact on Green Belt – Harm would be high/very high/significant  (24) 
 Impact on ecological assets  (21) 
 Loss of countryside/agricultural land  (16) 
 Use brownfield/PDL/urban land before release of Green Belt  (16) 
 Loss of parking  (12) 
 Impact on/weakening of Green Belt boundary  (12) 
 Imbalance between settlements/not a proportionate or fair level of growth  (11) 
 Impact on neighbouring occupants/residents  (10) 
 Would result in coalescence of settlements  (9) 
 Site located in a sustainable location  (8) 
 Positively assists in meeting the need for housing  (3) 
 No comment  (3) 
 Impact on heritage assets  (1) 
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Settlement Cuffley 

Site  Cuf5 Land at Northaw Road East, Cuffley 

Number of Respondents  279 

1% support allocation 

95% object to allocation 

5% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. This site makes an important contribution 
to the Green Belt and its release would result in high harm to this designation (Stage 3 
Green Belt Study). Site is visually prominent and important in landscape terms. 
Development would cause sprawl, west of Cuffley. It would encroach onto and cause 
harm to, the Northaw Common Parkland Landscape Character Area. Concerned about 
wastewater capacity issues and the site’s vehicular access due to the scale of 
development. Small part of the site is within Flood Zone 3. It is adjacent to an Area of 
Archaeological Interest. The Council refused an outline application on the site in 2017. 
Northaw and Cuffley Residents Association: Site Cu5 is unsuitable due to; its harm to 
the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and would increase congestion on the road network. Issues raised 
relating to surface water, flood risk 
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Cuf5 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (240) 
 Will create too much traffic/congestion  (213) 
 Unsuitable location due to noise and/or air pollution  (189) 
 Impact on Green Belt – Harm would be high/very high/significant  (127) 
 Insufficient local facilities/amenities to serve this level of development  (116) 
 Flood risk (fluvial/surface water/drainage)  (94) 
 Loss of countryside/agricultural land  (72) 
 Unsuitable access for level of development/highway safety concerns  (66) 
 Impact on ecological assets  (66) 
 Excessive scale of growth/development  (56) 
 Impact on the character or identity of the settlement/local area  (48) 
 Unsuitable/Unsustainable location  (38) 
 Would result in coalescence of settlements  (28) 
 Impact on/weakening of Green Belt boundary  (28) 
 Use brownfield/PDL/urban land before release of Green Belt  (14) 
 Imbalance between settlements/not a proportionate or fair level of growth  (13) 
 Impact on neighbouring occupants/residents  (8) 
 Impact on heritage assets  (5) 
 Impact on character of rural road(s)  (3) 
 Loss of parking  (2) 
 Loss of employment land  (1) 
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Settlement Cuffley 

Site  Cuf10 Land adjacent to 1 The Ridgeway, Cuffley 

Number of Respondents  159 

4% support allocation 

87% object to allocation 

9% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. Release of land from the Green Belt would 
generate high harm to this designation (Stage 3 Green Belt Study). Development would 
cause sprawl to the west of Cuffley. It would encroach onto and cause harm to the 
Northaw Common Parkland Landscape Character Area. Concerned about wastewater 
capacity. Site is immediately adjacent to a local Wildlife Site. 
Northaw and Cuffley Residents Association: Site Cuf10 is unsuitable due to; its harm 
to the Green Belt, lack of infrastructure capacity (.i.e. schools, highways).  It is within an 
unsustainable location and would increase congestion.  
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Cuf10 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (116) 
 Will create too much traffic/congestion  (87) 
 Unsuitable location due to noise and/or air pollution  (81) 
 Impact on Green Belt – Harm would be high/very high/significant  (55) 
 Impact on ecological assets  (52) 
 Unsuitable access for level of development/highway safety concerns  (42) 
 Unsuitable/Unsustainable location  (28) 
 Impact on the character or identity of the settlement/local area  (26) 
 Impact on/weakening of Green Belt boundary  (22) 
 Insufficient local facilities/amenities to serve this level of development  (21) 
 Would result in coalescence of settlements  (20) 
 Excessive scale of growth/development  (20) 
 Flood risk (fluvial/surface water/drainage)  (19) 
 Loss of countryside/agricultural land  (16) 
 Impact on neighbouring occupants/residents  (9) 
 Use brownfield/PDL/urban land before release of Green Belt   (8) 
 Imbalance between settlements/not a proportionate or fair level of growth  (6) 
 Positively assists in meeting the need for housing  (6) 
 Site located in a sustainable location  (6) 
 Loss of parking  (1) 
 Impact on heritage assets  (1) 

  

Page 777



 

258 
 

Settlement Cuffley 

Site  Cuf11 Cuffley Hill Barn, The Ridgeway, Cuffley 

Number of Respondents  131 

5% support allocation 

85% object to allocation 

11% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. Release of this site from Green Belt would 
result in high harm this designation (Stage 3 Green Belt Study). Development would 
cause sprawl west of Cuffley. It would encroach onto and cause harm to the Northaw 
Common Parkland Landscape Character Area. Concerned about wastewater capacity and 
potential contamination issues. Vehicular access is a constraint to development.  
Northaw and Cuffley Residents Association: Site Cuf11 is unsuitable due to; its harm 
to the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and would increase congestion.  
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Cuf11 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (79) 
 Infrastructure concerns –transport/education/sewerage/health/community  (78) 
 Unsuitable location due to noise and/or air pollution  (70) 
 Impact on/weakening of Green Belt boundary  (43) 
 Impact on Green Belt – Harm would be high/very high/significant  (42) 
 Insufficient local facilities/amenities to serve this level of development  (39) 
 Unsuitable access for level of development/highway safety concerns  (38) 
 Impact on ecological assets  (26) 
 Would result in coalescence of settlements  (21) 
 Impact on the character or identity of the settlement/local area  (18) 
 Loss of countryside/agricultural land  (17) 
 Flood risk (fluvial/surface water/drainage)  (16) 
 Unsuitable/Unsustainable location  (13) 
 Loss of parking  (10) 
 Impact on neighbouring occupants/residents  (10) 
 Excessive scale of growth/development  (7) 
 Use brownfield/PDL/urban land before release of Green Belt  (6) 
 Imbalance between settlements/not a proportionate or fair level of growth  (6) 
 Site located in a sustainable location  (3) 
 No comment  (3) 
 Positively assists in meeting the need for housing  (1) 
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Settlement Cuffley 

Site  Cuf12 Land at Northaw Road East, Cuffley 

Number of Respondents  243 

1% support allocation 

93% object to allocation 

6% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. Release of this site from the Green Belt 
would generate high harm to this designation (Council’s Stage 3 Green Belt Study). 
Development would cause sprawl west of Cuffley. It would encroach onto and cause harm 
to the Northaw Common Parkland Landscape Character Area. Concerned about the 
wastewater capacity. Part of the site is in Flood Zone 3. The Council refused an outline 
application on the site in 2017. 
Northaw and Cuffley Residents Association: Site Cuf12 is unsuitable due to; its harm 
to the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and would increase congestion on the road network. Issues raised 
relating to surface water and flood risk. 
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Cuf12 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (198) 
 Will create too much traffic/congestion  (179) 
 Unsuitable location due to noise and/or air pollution  (164) 
 Impact on/weakening of Green Belt boundary  (117) 
 Flood risk (fluvial/surface water/drainage)  (73) 
 Excessive scale of growth/development  (59) 
 Loss of countryside/agricultural land  (56) 
 Impact on ecological assets  (48) 
 Unsuitable access for level of development/highway safety concerns  (36) 
 Impact on the character or identity of the settlement/local area  (32) 
 Insufficient local facilities/amenities to serve this level of development  (29) 
 Unsuitable/Unsustainable location  (25) 
 Impact on Green Belt – Harm would be high/very high/significant  (19) 
 Would result in coalescence of settlements  (16) 
 Impact on neighbouring occupants/residents  (9) 
 Use brownfield/PDL/urban land before release of Green Belt   (8) 
 Imbalance between settlements/not a proportionate or fair level of growth  (8) 
 Impact on heritage assets  (7) 
 Loss of parking  (2) 
 No comment  (2) 
 Impact on character of rural road(s)  (1) 
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Settlement Cuffley 

Site  Cuf13 Colesdale Farm, Cuffley 

Number of Respondents  178 

2% support allocation 

88% object to allocation 

10% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. This site is not within or adjoining a 
settlement excluded from the Green Belt and would therefore fail Stage 1 of HELAA 
process. It is not assessed within Stage 3 Green Belt Study, but it is adjacent to a parcel 
assessed as having high harm( if released) the Green Belt. Consider that the harm would 
be even greater, as site is more detached from Cuffley. Concerned about wastewater 
capacity. It currently provides employment land, the loss of which is likely to affect the 
local economy and should be avoided. Development would cause sprawl to the west of 
Cuffley. It would encroach onto and cause harm to the Northaw Common Parkland 
Landscape Character Area. Concerned about potential contamination issues. 
Northaw and Cuffley Residents Association: Site Cuf13 is unsuitable due to; its harm 
to the Green Belt, lack of infrastructure capacity (.i.e. schools, highways) .It is within an 
unsustainable location and would result in increased congestion. Raised issues relating to 
surface water, flood risk and potential contamination. 
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Cuf13 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (131) 
 Unsuitable location due to noise and/or air pollution  (121) 
 Will create too much traffic/congestion  (115) 
 Impact on/weakening of Green Belt boundary  (58) 
 Flood risk (fluvial/surface water/drainage)  (42) 
 Unsuitable access for level of development/highway safety concerns  (35) 
 Excessive scale of growth/development  (31) 
 Impact on Green Belt – Harm would be high/very high/significant  (29) 
 Loss of countryside/agricultural land  (25) 
 Insufficient local facilities/amenities to serve this level of development  (25) 
 Impact on ecological assets  (22) 
 Loss of employment land  (19) 
 Impact on the character or identity of the settlement/local area  (19) 
 Unsuitable/Unsustainable location  (17) 
 Would result in coalescence of settlements  (13) 
 Imbalance between settlements/not a proportionate or fair level of growth   (8) 
 Impact on heritage assets  (5) 
 Impact on neighbouring occupants/residents  (5) 
 No comment  (5) 
 Use brownfield/PDL/urban land before release of Green Belt   (4) 
 Loss of parking  (1) 
 Impact on character of rural road(s)  (1) 
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Settlement Cuffley 

Site  Cuf14 Land east of Colesdale Farm, Northaw Road 
East, Cuffley 

Number of Respondents  211 

0% support allocation 

94% object to allocation 

6% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. This site is not within or adjoining a 
settlement excluded from the Green Belt and would fail Stage 1 of HELAA process. This 
site was not assessed within Stage 3 Green Belt Study, but it is adjacent to a parcel 
assessed as having high harm (if released) to the Green Belt. Considered that the harm 
would be higher for this site, as it more detached from Cuffley. It is adjacent to an Area of 
Archaeological Interest. Site’s eastern edge is within Flood Zone 3. Concerned about 
wastewater capacity. Development would cause sprawl to the west of Cuffley. It would 
encroach onto and cause harm to the Northaw Common Parkland Landscape Character. 
Site’s uses are listed in consultation document as a residential and paddock, but it is 
currently used for a wider range of activities that with the related employment 
opportunities contribute to the local economy. The loss of these uses could be harmful. 
The use of the land for festivals suggests it is in use, as an active community facility. This 
will not be compatible with residential development. 
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Cuf14 continued 

Northaw and Cuffley Residents Association: Site Cuf14 is unsuitable due to its harm to 
the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and would increase congestion. Raised issues relating to surface 
water and flood risk. 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (164) 
 Will create too much traffic/congestion  (150) 
 Unsuitable location due to noise and/or air pollution  (150) 
 Impact on/weakening of Green Belt boundary  (92) 
 Flood risk (fluvial/surface water/drainage)  (61) 
 Unsuitable access for level of development/highway safety concerns  (42) 
 Excessive scale of growth/development  (36) 
 Impact on ecological assets  (35) 
 Insufficient local facilities/amenities to serve this level of development  (34) 
 Impact on the character or identity of the settlement/local area  (28) 
 Loss of countryside/agricultural land  (26) 
 Impact on Green Belt – Harm would be high/very high/significant  (19) 
 Would result in coalescence of settlements  (16) 
 Unsuitable/Unsustainable location  (15) 
 Impact on heritage assets  (10) 
 Imbalance between settlements/not a proportionate or fair level of growth   (9) 
 Use brownfield/PDL/urban land before release of Green Belt  (6) 
 Impact on neighbouring occupants/residents  (5) 
 Loss of parking  (4) 
 Loss of community facility  (3) 
 Loss of employment land  (3) 
 Impact on character of rural road(s)  (2) 
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Settlement Cuffley 

Site  Cuf15 Land to the south east of KGV playing 
fields, Cuffley 

Number of Respondents  221 

95% support allocation 

0% object to allocation 

5% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. Site is not within or adjoining a settlement 
excluded from the Green Belt and would therefore fail Stage 1 of the HELAA process. 
Release of the site would cause moderate to high harm to the Green Belt (Stage 3 Green 
Belt Study). Development would result in the sprawl of Cuffley beyond any clear southern 
edge of the village. The site is entirely within an Area of Archaeological Interest and its 
southern boundary falls in Flood Zone 3. Concerned about wastewater capacity issues. 
Northaw and Cuffley Residents Association: Site Cuf15 is unsuitable due to; its harm 
to the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and will increase congestion. 
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Cuf15 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (182) 
 Will create too much traffic/congestion  (157) 
 Unsuitable location due to noise and/or air pollution  (157) 
 Impact on/weakening of Green Belt boundary  (106) 
 Flood risk (fluvial/surface water/drainage)  (57) 
 Impact on ecological assets  (45) 
 Excessive scale of growth/development  (42) 
 Loss of countryside/agricultural land  (36) 
 Insufficient local facilities/amenities to serve this level of development  (33) 
 Unsuitable access for level of development/highway safety concerns  (32) 
 Impact on the character or identity of the settlement/local area  (24) 
 Impact on Green Belt – Harm would be high/very high/significant  (20) 
 Unsuitable/Unsustainable location  (20) 
 Would result in coalescence of settlements  (13) 
 Impact on neighbouring occupants/residents  (12) 
 Imbalance between settlements/not a proportionate or fair level of growth   (9) 
 Impact on heritage assets  (8) 
 Use brownfield/PDL/urban land before release of Green Belt  (6) 
 Loss of community facility  (4) 
 Site located in a sustainable location  (1) 
 No comment  (1) 
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Settlement Cuffley 

Site  Cuf16 Northaw Pumping Station, Northaw Road 
East, Cuffley 

Number of Respondents  185 

1% support allocation 

92% object to allocation 

7% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. This site is not within or adjoining a 
settlement excluded from the Green Belt and would fail Stage 1 of the HELAA process. 
Release of this site would cause high harm to the Green Belt (Stage 3 Green Belt 
Study). Development will lead to a far greater impact on the Green Belt than at present. 
Development would cause sprawl west of Cuffley. It would encroach onto and cause 
harm to the Northaw Common Parkland Landscape Character Area. The classification 
of the whole of the site as a water treatment works is misleading, as there is also a 
residential development at the southern part of it. The water treatment site is currently 
not in use, it should be classed as a residential use, with surrounding agricultural land. 
There is a contamination risk due to its former use. Part of the proposed access is within 
Flood Zone 3. Concerned about the areas wastewater capacity. 
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Cuf16  continued 

Northaw and Cuffley Residents Association: Site Cuf14 is unsuitable due to; its harm 
to the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and would increase congestion. Raised issues relating to surface 
water, flood risk 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (144) 
 Will create too much traffic/congestion  (128) 
 Unsuitable location due to noise and/or air pollution  (127) 
 Impact on Green Belt – Harm would be high/very high/significant  (89) 
 Unsuitable access for level of development/highway safety concerns  (80) 
 Flood risk (fluvial/surface water/drainage)  (68) 
 Insufficient local facilities/amenities to serve this level of development  (58) 
 Impact on ecological assets  (43) 
 Loss of countryside/agricultural land  (40) 
 Unsuitable/Unsustainable location  (36) 
 Impact on the character or identity of the settlement/local area  (35) 
 Excessive scale of growth/development  (31) 
 Would result in coalescence of settlements  (21) 
 Impact on/weakening of Green Belt boundary  (19) 
 Impact on heritage assets  (10) 
 Imbalance between settlements/not a proportionate or fair level of growth   (8) 
 Use brownfield/PDL/urban land before release of Green Belt   (6) 
 Impact on neighbouring occupants/residents  (5) 
 Loss of parking  (3) 
 Loss of employment land  (1) 
 Site located in a sustainable location  (1) 
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Settlement Cuffley 

Site  Cuf17 Nyn Manor, Vineyard Road, Cuffley 

Number of Respondents  297 

0% support allocation 

92% object to allocation 

8% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. This site is not within or adjoining a 
settlement excluded from the Green Belt and would fail Stage 1 of the HELAA process. It 
is not within a sustainable location for development, as it is not within an accessible 
distance to any services, shops and transport links. The release of this site would cause 
high harm to the Green Belt (Stage 3 Green Belt Study). Development would cause 
sprawl, to the west of Cuffley. It would encroach onto and cause harm to the Northaw 
Common Parkland Landscape character area. Proposed vehicular access is unsuitable for 
such a large development and this is a fundamental constraint. The site will impact an 
Area of Archaeological Interest. It surrounds a Grade II Listed Building and is likely to lead 
to substantial harm to its setting. Northaw Great Wood SSSI wraps around the site to the 
north and west. Part of the area of the site area is an Ancient Woodland is also designated 
as a Local Nature Reserve. There is an extensive area, designated as Ancient Woodland 
to the north of the site. 
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Cuf17 continued 

Northaw and Cuffley Residents Association: Site Cuf17 is unsuitable due to; its harm 
to the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and will result in increased congestion. 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (240) 
 Will create too much traffic/congestion  (180) 
 Unsuitable location due to noise and/or air pollution  (166) 
 Impact on/weakening of Green Belt boundary  (138) 
 Impact on ecological assets  (98) 
 Unsuitable access for level of development/highway safety concerns  (84) 
 Excessive scale of growth/development  (77) 
 Loss of countryside/agricultural land  (63) 
 Impact on Green Belt – Harm would be high/very high/significant   (55) 
 Insufficient local facilities/amenities to serve this level of development  (53) 
 Flood risk (fluvial/surface water/drainage)  (47) 
 Unsuitable/Unsustainable location  (42) 
 Impact on the character or identity of the settlement/local area  (38) 
 Impact on heritage assets  (33) 
 Would result in coalescence of settlements  (33) 
 Use brownfield/PDL/urban land before release of Green Belt  (15) 
 Imbalance between settlements/not a proportionate or fair level of growth   (14) 
 Impact on neighbouring occupants/residents  (12) 
 Impact on character of rural road(s)  (9) 
 Loss of parking  (3) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
 No comment  (1) 
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Settlement Cuffley 

Site  Cuf17a Nyn Manor, Vineyard Road, Cuffley 

Number of Respondents  246 

0% support allocation 

91% object to allocation 

9% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. Site is not within or adjoining a settlement 
excluded from the Green Belt and would fail Stage 1 of the HELAA process. A key 
criterion of this stage is whether there is a significant physical barrier to development, 
such as point of access. It is not clear how this site would be accessed, as the 
surrounding land is residential or open Green Belt. The release of this would cause high 
harm to the Green Belt (Stage 3 Green Belt Study). Development would cause sprawl 
west of Cuffley. It would encroach onto and harm the Northaw Common Parkland 
Landscape Character Area The site is not within a sustainable location, as it is not within 
an accessible distance to any services, shops and transport links. It is adjacent to an Area 
of Archaeological Interest. Northaw Great Wood SSSI wraps around the site, to the north 
and west. 
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Cuf17a continued 

Northaw and Cuffley Residents Association: Site Cuf17 is unsuitable due to it’s; harm 
to the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and will result in increased congestion. 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (201) 
 Will create too much traffic/congestion  (169) 
 Unsuitable location due to noise and/or air pollution  (149) 
 Impact on/weakening of Green Belt boundary  (128) 
 Impact on ecological assets  (82) 
 Unsuitable access for level of development/highway safety concerns  (68) 
 Excessive scale of growth/development  (59) 
 Loss of countryside/agricultural land  (45) 
 Impact on the character or identity of the settlement/local area  (43) 
 Impact on Green Belt – Harm would be high/very high/significant  (35) 
 Insufficient local facilities/amenities to serve this level of development  (35) 
 Flood risk (fluvial/surface water/drainage)  (34) 
 Would result in coalescence of settlements  (31) 
 Impact on heritage assets  (27) 
 Unsuitable/Unsustainable location  (27) 
 Impact on neighbouring occupants/residents  (20) 
 Use brownfield/PDL/urban land before release of Green Belt  (11) 
 Imbalance between settlements/not a proportionate or fair level of growth  (11) 
 Impact on character of rural road(s)  (6) 
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Settlement Cuffley 

Site  Cuf17b Nyn Manor, Vineyard Road, Cuffley 

Number of Respondents  220 

0% support allocation 

93% object to allocation 

7% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. This site is not within or adjoining a 
settlement excluded from the Green Belt and would fail Stage 1 of the HELAA process. It 
is not within a sustainable location, as it not within an accessible distance to any services, 
shops and transport links. The proposed vehicular accesses are not safe or suitable The 
release of the site would cause high harm to the Green Belt (Stage 3 Green Belt Study). 
Development would cause sprawl west of Cuffley. It would encroach onto and cause harm 
to the Northaw Common Parkland Landscape Character Area. The site is adjacent to an 
Area of Archaeological Interest.  
Northaw and Cuffley Residents Association: Site Cuf17b is unsuitable due to; its harm 
to the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and would result in increased congestion. 
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Cuf17b continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (187) 
 Will create too much traffic/congestion   (156) 
 Unsuitable location due to noise and/or air pollution  (142) 
 Impact on/weakening of Green Belt boundary  (119) 
 Impact on ecological assets  (64) 
 Unsuitable access for level of development/highway safety concerns  (57) 
 Excessive scale of growth/development  (48) 
 Loss of countryside/agricultural land  (45) 
 Flood risk (fluvial/surface water/drainage)  (39) 
 Impact on the character or identity of the settlement/local area  (35) 
 Insufficient local facilities/amenities to serve this level of development  (34) 
 Impact on Green Belt – Harm would be high/very high/significant   (30) 
 Impact on heritage assets  (29) 
 Unsuitable/Unsustainable location  (26) 
 Would result in coalescence of settlements  (19) 
 Impact on neighbouring occupants/residents  (14) 
 Use brownfield/PDL/urban land before release of Green Belt   (10) 
 Imbalance between settlements/not a proportionate or fair level of growth   (10) 
 Impact on character of rural road(s)  (4) 
 Loss of parking   (2) 
 No comment  (1) 
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Settlement Cuffley 

Site  Nor2 Land at Hill View Farm, Northaw Road West 

Number of Respondents  169 

2% support allocation 

93% object to allocation 

5% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. Site is not within or adjoining a settlement 
excluded from the Green Belt and would fail Stage 1 of the HELAA process. The 2016 
HELAA concluded that an enlarged version of this site failed Stage 1 fail for this reason. 
The site was not within a parcel assessed as part of the Stage 3 Green Belt Study. But 
given the rural and remote location of the site, the development of it would weaken the 
integrity of the Green Belt and harm the Northaw Common Parkland Landscape Character 
Area. The proposed vehicular accesses are not suitable and there are uncertainties in 
regards to whether an appropriate access can be provided. The site is not in a sustainable 
or accessible location. A large area to the south of the site falls within Flood Zone 3. The 
site is adjacent to an Area of Archaeological Interest and within close proximity to a Local 
Wildlife Site. The southern site boundary is adjacent to Ancient Woodland. Concerns 
raised regarding wastewater capacity. 
 

  

Page 796



 

277 
 

Nor2 continued 

Northaw and Cuffley Residents Association: Site Nor2 is unsuitable due to; its harm to 
the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and would result in increased congestion. 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (132) 
 Will create too much traffic/congestion  (124) 
 Unsuitable location due to noise and/or air pollution  (120) 
 Impact on Green Belt – Harm would be high/very high/significant   (100) 
 Unsuitable access for level of development/highway safety concerns  (78) 
 Insufficient local facilities/amenities to serve this level of development   (48) 
 Flood risk (fluvial/surface water/drainage)  (45) 
 Loss of countryside/agricultural land  (43) 
 Impact on ecological assets  (41) 
 Would result in coalescence of settlements  (41) 
 Loss of parking  (38) 
 Impact on the character or identity of the settlement/local area  (36) 
 Impact on/weakening of Green Belt boundary  (29) 
 Unsuitable/Unsustainable location  (19) 
 Excessive scale of growth/development  (14) 
 Impact on heritage assets  (9) 
 Impact on neighbouring occupants/residents  (9) 
 Imbalance between settlements/not a proportionate or fair level of growth  (9) 
 Use brownfield/PDL/urban land before release of Green Belt   (8) 
 Loss of community facility  (5) 
 Impact on character of rural road(s)   (2) 
 No comment  (2) 
 Positively assists in meeting the need for housing  (1) 
 Site located in a sustainable location  (1) 
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21.  Northaw – summary of responses   
Settlement Northaw 

Number of Respondents  20 
0% support allocation 
40% object to allocation 
60% neither support of object allocation 

 
 

Key Stakeholder Comments 
None 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/ congestion  (16)  
 Infrastructure concerns –highways/transport/ education/ sewerage/ health/ 

community  (15)  
 Unsuitable location due to noise and/or air pollution/land contamination  (9)  
 Impact on the character or identity of the settlement/ local area  (8) 
 Loss of countryside/agricultural land  (5)  
 Excessive cumulative scale of growth/ development  (5) 
 Impact on ecological assets  (6) 
 Impact on Green Belt – Harm would be high/very high/ significant  (6)  
 Unsuitable/ Unsustainable location  (4) 
 Impact on/ weakening of Green Belt boundary  (3) 
 Flood risk (fluvial/ surface water/ drainage)  (2)  
 Impact on neighbouring occupants/ residents  (3)  
 Insufficient local facilities/amenities to serve this level of development  (2) 
 Unsuitable access for level of development/ highway safety concerns  (3) 
 Imbalance between settlements/not a proportionate or fair level of growth  (2)  
 Would result in coalescence of settlements  (1)  
 Impact on heritage assets  (1) 
 Loss of community/sport facility  (1) 
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Settlement Northaw 

Site  
Nor1 (extended) Wood Green Timber 
Company and Chas Storer Recycling Yard, 
Coopers Lane, Northaw 

Number of Respondents  154 

19% support allocation 

66% object to allocation 

15% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Oliver Dowden (MP): Concerned that site Nor1 will increase pressure on Potters Bar’s 
infrastructure (e.g. schools, highways, health,) and investment will be needed to 
upgrade/enhance this. The size, scale of the sites will significantly impact the green open 
spaces around the town. Duty to cooperate discussions are needed.   
Northaw and Cuffley Residents Association: Site Nor1 is unsuitable due to its harm to 
the Green Belt, lack of infrastructure capacity (.i.e. schools, highways), loss of 
employment land. It is within an unsustainable location and will result in increased 
congestion.  
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Nor1 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (96) 
 Will create too much traffic/congestion  (90) 
 Unsuitable location due to noise and/or air pollution  (76) 
 Unsuitable access for level of development/highway safety concerns  (53) 
 Impact on Green Belt – Harm would be high/very high/significant  (51) 
 Insufficient local facilities/amenities to serve this level of development  (35) 
 Flood risk (fluvial/surface water/drainage)  (34) 
 Site located in a sustainable location  (25) 
 Impact on ecological assets  (23) 
 Impact on the character or identity of the settlement/local area  (18) 
 Impact on/weakening of Green Belt boundary  (15) 
 Loss of parking  (14) 
 Unsuitable/Unsustainable location  (13) 
 Would result in coalescence of settlements  (12)  
 Loss of countryside/agricultural land  (12) 
 Excessive scale of growth/development  (11) 
 Impact on neighbouring occupants/residents  (10) 
 Use brownfield/PDL/urban land before release of Green Belt   (8) 
 Imbalance between settlements/not a proportionate or fair level of growth  (6) 
 Loss of employment land  (5) 
 Impact on heritage assets  (5) 
 No comment  (5) 
 Positively assists in meeting the need for housing  (4) 
 Impact on character of rural road(s)  (2) 
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Settlement Northaw 

Site  Nor3 Northaw Place, Land off Cooper Lane, 
Northaw 

Number of Respondents  165 

1% support allocation 

93% object to allocation 

6% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. The site is not within or adjoining a 
settlement excluded from the Green Belt and would fails Stage 1 of the HELAA process. 
The site is within an area of Green Belt detached form the settlement boundary and 
potential development would weaken the integrity of the Green Belt, as well as failed at 
Stage 1 of the 2016 HELAA due to this. The Grade II Listed Building is a significant 
constraint on development. Development would harm the Northaw Common Parkland 
Landscape Character Area. 
Oliver Dowden (MP) - Concerned that site Nor3 will increase pressure on Potters Bar’s 
infrastructure (e.g. schools, highways, health,) and that investment will be needed to 
upgrade/enhance this. The size, scale of sites will significantly impact the green open 
spaces around the town. Duty to cooperate discussions are needed.   
Northaw and Cuffley Residents Association: Site Nor3 is unsuitable due to its harm to 
the Green Belt, lack of infrastructure capacity (.i.e. schools, highways), loss of 
employment land. It is within an unsustainable location and increase congestion.  
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  Nor3 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (128) 
 Will create too much traffic/congestion  (120) 
 Unsuitable location due to noise and/or air pollution (97) 
 Impact on Green Belt – Harm would be high/very high/significant  (50) 
 Flood risk (fluvial/surface water/drainage)  (42) 
 Unsuitable access for level of development/highway safety concerns  (40) 
 Impact on ecological assets  (38) 
 Insufficient local facilities/amenities to serve this level of development  (37) 
 Impact on the character or identity of the settlement/local area  (36) 
 Unsuitable/Unsustainable location  (30) 
 Impact on heritage assets  (28) 
 Impact on/weakening of Green Belt boundary  (21) 
 Excessive scale of growth/development  (15) 
 Would result in coalescence of settlements  (15) 
 Use brownfield/PDL/urban land before release of Green Belt   (12) 
 Loss of countryside/agricultural land  (11) 
 Imbalance between settlements/not a proportionate or fair level of growth  (10) 
 Impact on neighbouring occupants/residents  (6) 
 Loss of parking  (3) 
 Impact on character of rural road(s)   (2) 
 Site located in a sustainable location  (1) 
 No comment  (1) 

  

Page 802



 

283 
 

Settlement Northaw 

Site  Nor12 The Grange, Coopers Lane, Northaw 

Number of Respondents  101 

6% support allocation 

77% object to allocation 

17% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. This site is not within or adjoining a 
settlement excluded from the Green Belt and would fail Stage 1 of the HELAA process. It 
is within an area of Green Belt that is detached from the settlement boundary and would 
weaken the integrity of the Green Belt, if was developed. Development would harm the 
Northaw Common Parkland Landscape Character Area.  
Oliver Dowden (MP): Concerned that site Nor12 will increase pressure on Potters Bar’s 
infrastructure (e.g. schools, highways, health,) and investment will be required to 
upgrade/enhance this. The size and scale of sites will significantly impact the green open 
spaces around the town. Duty to cooperate discussions are needed.   
Northaw and Cuffley Residents Association: Site Nor12 is unsuitable due to; its harm 
to the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and will increase congestion. 
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Nor12 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (67) 
 Will create too much traffic/congestion  (55) 
 Unsuitable location due to noise and/or air pollution  (49) 
 Impact on Green Belt – Harm would be high/very high/significant  (32) 
 Flood risk (fluvial/surface water/drainage)  (28) 
 Insufficient local facilities/amenities to serve this level of development  (22) 
 Unsuitable access for level of development/highway safety concerns  (19) 
 Unsuitable/Unsustainable location  (17) 
 Impact on ecological assets  (15) 
 Impact on the character or identity of the settlement/local area  (14) 
 Impact on/weakening of Green Belt boundary  (15) 
 Site located in a sustainable location  (10)  
 Impact on heritage assets  (8) 
 Loss of countryside/agricultural land  (7)  
 Would result in coalescence of settlements  (7) 
 Loss of parking  (5) 
 Use brownfield/PDL/urban land before release of Green Belt   (5) 
 Impact on neighbouring occupants/residents  (4) 
 Impact on character of rural road(s)  (2) 
 Imbalance between settlements/not a proportionate or fair level of growth   (1)  
 Excessive scale of growth/development  (1) 
 No comment  (1) 
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Settlement Northaw 

Site  Nor13 Land at Park Farm, Northaw Road West, 
Northaw 

Number of 
Respondents  203 

0% support allocation 

93% object to allocation 

7% neither support nor object to allocation 

 
Key Stakeholder Comments 
Historic England: This is a large site that adjoins the Northaw Conservation Area. 
Development would require sensitive design, to ensure it respects the historic environment 
(including the Conservation Area) and does not unduly impact the character of the existing 
village. As the site has a long edge on the approach into village, a landscaped edge might 
be appropriate to avoid replicating an appearance of the ribbon development facing it  
Northaw and Cuffley Parish Council: Object. This site is not within or adjoining a 
settlement excluded from the Green Belt and would fail Stage 1 of the HELAA process. The 
release of this site, together with the insetting of Northaw, would result in high harm to the 
Green Belt. It is not within a sustainable location for development due to distance from any 
services, shops and transport links. In addition, development would harm the Northaw 
Common Parkland Landscape Character Area.  
Northaw and Cuffley Residents Association: Site Nor13 is unsuitable due to its harm to 
the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and would result in increased congestion.  
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Nor13 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (170) 
 Will create too much traffic/congestion  (148) 
 Unsuitable location due to noise and/or air pollution  (128) 
 Insufficient local facilities/amenities to serve this level of development  (118) 
 Impact on/weakening of Green Belt boundary  (81) 
 Unsuitable/Unsustainable location  (64) 
 Impact on ecological assets  (62) 
 Impact on the character or identity of the settlement/local area  (52) 
 Excessive scale of growth/development  (50) 
 Unsuitable access for level of development/highway safety concerns  (47) 
 Impact on Green Belt – Harm would be high/very high/significant  (45) 
 Loss of countryside/agricultural land  (37) 
 Flood risk (fluvial/surface water/drainage)  (35) 
 Imbalance between settlements/not a proportionate or fair level of growth  (29) 
 Would result in coalescence of settlements  (23) 
 Use brownfield/PDL/urban land before release of Green Belt  (13) 
 Impact on neighbouring occupants/residents  (12) 
 Impact on heritage assets  (11) 
 Impact on character of rural road(s)  (11) 
 Loss of community facility  (8) 
 No comment  (6) 
 Loss of employment land  (4) 
 Site located in a sustainable location  (1) 
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Settlement Northaw 

Site  Nor13a Land and buildings at Park Farm, 
Northaw Road West, Northaw 

Number of Respondents  190 

1% support allocation 

92% object to allocation 

7% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Historic England: The allocation of this site for development would potentially result in 
harming the setting of the Grade II listed barn on south side of Farmyard at Park Farm 
This should be resisted. 
Northaw and Cuffley Parish Council: Object. This site is not within or adjoining a 
settlement excluded from the Green Belt and would fail Stage 1 of the HELAA process. If 
this site was released, together with the insetting of Northaw, it would result in high harm 
to the Green Belt. It is not within a sustainable location for development due to distance 
from any services, shops and transport links. Development would harm the Northaw 
Common Parkland Landscape Character Area. A planning application on the site was 
refused and dismissed via an appeal in 2016. 
Northaw and Cuffley Residents Association: Site Nor13a is unsuitable due to; its harm 
to the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and will result in increased congestion.  
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Nor13a continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (164) 
 Will create too much traffic/congestion  (148) 
 Unsuitable location due to noise and/or air pollution  (128) 
 Insufficient local facilities/amenities to serve this level of development  (111) 
 Impact on/weakening of Green Belt boundary  (78) 
 Impact on ecological assets  (66) 
 Unsuitable/Unsustainable location  (63) 
 Excessive scale of growth/development  (56) 
 Impact on the character or identity of the settlement/local area  (54) 
 Unsuitable access for level of development/highway safety concerns  (48) 
 Impact on Green Belt – Harm would be high/very high/significant  (47) 
 Flood risk (fluvial/surface water/drainage)  (36) 
 Loss of countryside/agricultural land  (30) 
 Imbalance between settlements/not a proportionate or fair level of growth  (26) 
 Would result in coalescence of settlements  (20) 
 Use brownfield/PDL/urban land before release of Green Belt   (15) 
 Impact on heritage assets  (12) 
 Impact on neighbouring occupants/residents  (12) 
 Impact on character of rural road(s)  (12) 
 Loss of community facility  (8) 
 Loss of employment land  (6) 
 Positively assists in meeting the need for housing  (2) 
 No comment  (2) 
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Settlement Northaw 

Site  Nor14 Land north of Northaw Road West, Northaw 

Number of Respondents  208 

0% support allocation 

93% object to allocation 

7% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. This site is not within or adjoining a 
settlement excluded from the Green Belt and would fail Stage 1 of the HELAA process. If 
this site was released, together with the insetting of Northaw, it would result in high harm 
to the Green Belt. It is not within a sustainable location for development due to distance 
from any services, shops and transport links. Development would harm the Northaw 
Common Parkland Landscape Character Area. It is adjacent to a Wildlife Site. 
 
Northaw and Cuffley Residents Association: Site Nor14 is unsuitable due to its harm to 
the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is within an 
unsustainable location and will result in increased congestion. 
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Nor14 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community   (169) 
 Will create too much traffic/congestion  (159) 
 Unsuitable location due to noise and/or air pollution  (138) 
 Insufficient local facilities/amenities to serve this level of development  (116) 
 Impact on/weakening of Green Belt boundary  (89) 
 Unsuitable/Unsustainable location  (70) 
 Impact on ecological assets  (65) 
 Impact on the character or identity of the settlement/local area  (54) 
 Excessive scale of growth/development  (54) 
 Impact on Green Belt – Harm would be high/very high/significant  (48) 
 Unsuitable access for level of development/highway safety concerns  (47) 
 Flood risk (fluvial/surface water/drainage)  (37) 
 Loss of countryside/agricultural land  (36) 
 Would result in coalescence of settlements  (33) 
 Imbalance between settlements/not a proportionate or fair level of growth  (32) 
 Impact on character of rural road(s)  (18) 
 Impact on neighbouring occupants/residents  (15) 
 Use brownfield/PDL/urban land before release of Green Belt   (13) 
 Impact on heritage assets  (10) 
 No comment  (4) 
 Loss of employment land  (1) 
 Site located in a sustainable location  (2) 
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22. Rural South – summary of responses   
Settlement Rural South 

Number of Respondents  0 

 
Key Stakeholder Comments 
None  
Key Topics Raised – Number of representations shown in brackets 
N/A 
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Settlement Rural South 

Site  BrP17 Land of east of Swanland Road & west of 
Warrengate Road 

Number of Respondents  39 

8% support allocation 

82% object to allocation 

10% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: This site may be suitable for small-scale development. 
North Mymms and District Green Belt Society: Site BrP17 is unsuitable for 
development. Key reasons are; it will result in disproportionate growth of Water End, it is 
within a flood zone. It is inaccessible to services/facilities and will increase congestion. It 
may result in increased surface water run-off issues that may impact the SSSI. It will harm 
the rural historic character of Water End. Water End should be retained, as a washed over 
village because it contributes to the openness of the Green Belt. 
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BrP17 continued 

Key Topics Raised – Number of representations shown in brackets 
 Flood risk (fluvial/surface water/drainage)  (27) 
 Will create too much traffic/congestion  (17) 
 Infrastructure concerns –transport/education/sewerage/health/community  (16) 
 Unsuitable access for level of development/highway safety concerns  (15) 
 Impact on the character or identity of the settlement/local area  (14) 
 Impact on Green Belt – Harm would be high/very high/significant  (14) 
 Impact on ecological assets  (11) 
 Unsuitable location due to noise and/or air pollution  (10) 
 Impact on/weakening of Green Belt boundary  (9) 
 Unsuitable/Unsustainable location  (9) 
 Impact on heritage assets  (8) 
 Impact on character of rural road(s)   (5) 
 Would result in coalescence of settlements  (4) 
 Insufficient local facilities/amenities to serve this level of development  (4) 
 Imbalance between settlements/not a proportionate or fair level of growth  (4) 
 Site located in a sustainable location  (3) 
 Loss of countryside/agricultural land  (2) 
 Impact on neighbouring occupants/residents  (2) 
 Excessive scale of growth/development  (1) 
 No comment  (2) 
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Settlement Rural South 

Site  RS1 Land at Firs Wood Close, Northaw 

Number of Respondents  131 

0% support allocation 

95% object to allocation 

5% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. This site is not within or adjoining a 
settlement excluded from the Green Belt and would fail Stage 1 of the HELAA process. It 
is within an area of Green Belt that is detached from the settlement boundary and would 
weaken the integrity of the Green Belt (if developed). It is not a sustainable location for 
development and is immediately adjacent to a number of Wildlife Sites. Development 
would harm the Northaw Common Parkland Landscape Character Area. The proposed 
access is not suitable. 
Northaw and Cuffley Residents Association: Site RS1 is unsuitable due to its harm to 
the Green Belt, lack of infrastructure capacity (.i.e. schools, highways). It is an 
unsustainable location that would significant impact congestion and rural highway network 
due to its scale. Impact on Ancient Woodland and biodiversity. 
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RS1 continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (110) 
 Will create too much traffic/congestion  (91) 
 Unsuitable location due to noise and/or air pollution  (80) 
 Impact on ecological assets  (73) 
 Impact on Green Belt – Harm would be high/very high/significant  (72) 
 Unsuitable access for level of development/highway safety concerns  (58) 
 Insufficient local facilities/amenities to serve this level of development  (44) 
 Loss of countryside/agricultural land  (31) 
 Impact on the character or identity of the settlement/local area  (25) 
 Would result in coalescence of settlements  (23) 
 Flood risk (fluvial/surface water/drainage)  (23) 
 Unsuitable/Unsustainable location  (20) 
 Excessive scale of growth/development  (14) 
 Loss of parking  (13) 
 Impact on/weakening of Green Belt boundary  (13) 
 Impact on character of rural road(s)  (8) 
 Use brownfield/PDL/urban land before release of Green Belt   (8) 
 Impact on heritage assets  (6) 
 Impact on neighbouring occupants/residents  (6) 
 Imbalance between settlements/not a proportionate or fair level of growth  (6) 
 Loss of community facility  (2) 
 No comment  (1) 
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Settlement Rural South 

Site  RS1a Land at Firs Wood Close, Northaw 

Number of Respondents  90 

0% support allocation 

89% object to allocation 

11% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
Northaw and Cuffley Parish Council: Object. This site is not within or adjoining a 
settlement excluded from the Green Belt and would fail Stage 1 of the HELAA process. 
The site is within an area of Green Belt, detached from the settlement boundary and 
would weaken the integrity of the Green Belt (if developed). It is not within a sustainable 
location for development. It is immediately adjacent to a number of Wildlife Sites. 
Development would harm the Northaw Common Parkland Landscape Character Area. 
The proposed access is not suitable. 
Northaw and Cuffley Residents Association: Site RS1a is unsuitable due to its harm to 
the Green Belt, lack of infrastructure capacity (.i.e. schools, highways, unsustainable 
location. It will impact on Ancient Woodland and biodiversity. 
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RS1a continued 

Key Topics Raised – Number of representations shown in brackets 
 Infrastructure concerns –transport/education/sewerage/health/community  (70) 
 Will create too much traffic/congestion  (53) 
 Unsuitable location due to noise and/or air pollution  (53) 
 Impact on ecological assets  (49) 
 Impact on Green Belt – Harm would be high/very high/significant  (49) 
 Unsuitable access for level of development/highway safety concerns  (43) 
 Insufficient local facilities/amenities to serve this level of development  (28) 
 Flood risk (fluvial/surface water/drainage)  (19) 
 Unsuitable/Unsustainable location  (18) 
 Impact on the character or identity of the settlement/local area  (17) 
 Loss of countryside/agricultural land  (15) 
 Would result in coalescence of settlements  (10) 
 Impact on/weakening of Green Belt boundary  (7) 
 Excessive scale of growth/development  (7) 
 Loss of parking  (6) 
 Use brownfield/PDL/urban land before release of Green Belt   (6) 
 Impact on heritage assets  (3) 
 Imbalance between settlements/not a proportionate or fair level of growth  (4) 
 Impact on neighbouring occupants/residents  (3) 
 Impact on character of rural road(s)   (3) 
 Loss of community facility  (2) 
 No comment  (2) 
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Settlement Rural South 

Site  RS2 Essendon Pumping Station, Holwell Lane, 
Essendon 

Number of Respondents  21 

0% support allocation 

67% object to allocation 

33% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 

Essendon Parish Council: Object to the allocation of this site in the Local Plan. Key 
suitability concern is flood risk. The development of the site would cause medium/high level 
harm to the Green Belt (Stage 3 Green Belt Study). Essendon is not a sustainable location 
for growth due to lack of services, facilities and public transport. The Green Belt Stage 3 
Study needs to be updated, to assess specific sites from the Call for Sites consultation. 
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 RS2 continued 

Key Topics Raised – Number of representations shown in brackets 
 Flood risk (fluvial/surface water/drainage)  (11) 
 Infrastructure concerns –transport/education/sewerage/health/community  (10) 
 Unsuitable access for level of development/highway safety concerns  (9) 
 Will create too much traffic/congestion  (6) 
 Unsuitable location due to noise and/or air pollution  (6) 
 Insufficient local facilities/amenities to serve this level of development  (5) 
 Impact on ecological assets  (4) 
 Impact on Green Belt – Harm would be high/very high/significant  (4) 
 Unsuitable/Unsustainable location  (3) 
 Loss of countryside/agricultural land  (2) 
 Impact on the character or identity of the settlement/local area  (2) 
 Excessive scale of growth/development  (2) 
 No comment  (2) 
 Loss of parking  (1) 
 Loss of community facility  (1) 
 Impact on heritage assets  (1) 
 Impact on character of rural road(s)   (1) 
 Would result in coalescence of settlements   (1) 
 Impact on/weakening of Green Belt boundary  (1) 
 Use brownfield/PDL/urban land before release of Green Belt   (1) 
 Imbalance between settlements/not a proportionate or fair level of growth  (1) 
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Settlement Rural South 

Site  RS3 Land North of Queenswood School, 
Shepherds Way, Brookmans Park 

Number of Respondents  55 

4% support allocation 

93% object to allocation 

4% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 
North Mymms Parish Council: This site may not be available, as it is the sports ground 
for Queenswood School. It is remote from services. The loss of Green Belt would be 
unacceptable. Some small scale development fronting Shepherds Way may be 
acceptable. 
North Mymms and District Green Belt Society: The release of site RS3 would result in 
significant encroachment of the countryside and high harm to the Green Belt. The scale of 
development would cause severe problems on the local highway network. 
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 RS3 continued 

Key Topics Raised – Number of representations shown in brackets 
 Will create too much traffic/congestion  (43) 
 Infrastructure concerns –transport/education/sewerage/health/community  (39) 
 Unsuitable location due to noise and/or air pollution  (31) 
 Impact on Green Belt – Harm would be high/very high/significant  (28) 
 Unsuitable access for level of development/highway safety concerns  (16) 
 Impact on ecological assets  (14) 
 Insufficient local facilities/amenities to serve this level of development  (12) 
 Impact on the character or identity of the settlement/local area  (11) 
 Would result in coalescence of settlements  (11) 
 Impact on/weakening of Green Belt boundary  (8) 
 Unsuitable/Unsustainable location  (8) 
 Loss of countryside/agricultural land  (7) 
 Loss of parking  (6) 
 Flood risk (fluvial/surface water/drainage)  (6) 
 Excessive scale of growth/development   (6) 
 Imbalance between settlements/not a proportionate or fair level of growth   (6) 
 Impact on neighbouring occupants/residents  (4) 
 Use brownfield/PDL/urban land before release of Green Belt   (4) 
 Loss of community facility  (3) 
 No comment  (3) 
 Impact on character of rural road(s)  (2) 
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Settlement Rural South 

Site  RS4 Land at Ramsey Close, Brookmans Park 

Number of Respondents  12 

25% support allocation 

58% object to allocation 

17% neither support nor object to 
allocation 

 

 
Key Stakeholder Comments 

North Mymms Parish Council: This site might be suitable for limited development. Careful 
consideration is needed in regards to car parking.  

North Mymms and District Green Belt Society: The capacity of site SB3 would address 
a limited amount of housing needs. No exceptional circumstances demonstrated for its 
release.   
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RS4 continued 

Key Topics Raised – Number of representations shown in brackets 
 Impact on Green Belt – Harm would be high/very high/significant  (5) 
 Will create too much traffic/congestion  (4) 
 Impact on ecological assets  (3) 
 Unsuitable location due to noise and/or air pollution  (3) 
 Flood risk (fluvial/surface water/drainage)  (3) 
 Infrastructure concerns –transport/education/sewerage/health/community  (3) 
 No comment  (3) 
 Impact on the character or identity of the settlement/local area  (2) 
 Unsuitable/Unsustainable location  (2) 
 Loss of parking  (1) 
 Excessive scale of growth/development  (1) 
 Site located in a sustainable location  (1) 
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Settlement Rural South 

Site  RS5 North Mymms Water Treatment Site, 
Warrengate Road, Brookmans Park 

Number of Respondents  25 

4% support allocation 

84% object to allocation 

12% neither support nor object to allocation 
 

 
Key Stakeholder Comments 
North Mymms Parish Council: Objection. This site is within a remote location and may 
not be available. It is currently in use as a water treatment plant. Access is not suitable. 
The loss of Green Belt would be unacceptable. 
North Mymms and District Green Belt Society: Nature of employment use is 
unspecified. Intensification of uses will have a harmful effect on the Green Belt. No special 
circumstances demonstrated, to justify additional employment land. 
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RS5 continued 

Key Topics Raised – Number of representations shown in brackets 
 Unsuitable access for level of development/highway safety concerns  (15) 
 Will create too much traffic/congestion  (13) 
 Impact on Green Belt – Harm would be high/very high/significant  (11) 
 Flood risk (fluvial/surface water/drainage)  (11) 
 Infrastructure concerns –transport/education/sewerage/health/community  (9) 
 Unsuitable location due to noise and/or air pollution  (9) 
 Insufficient local facilities/amenities to serve this level of development  (8) 
 Unsuitable/Unsustainable location  (8) 
 Impact on the character or identity of the settlement/local area  (7) 
 Impact on character of rural road(s)  (6) 
 Impact on ecological assets  (5) 
 No comment  (2) 
 Impact on neighbouring occupants/residents  (1) 
 Would result in coalescence of settlements  (1) 

Page 825



 

 

 

Page 826

http://www.welhat.gov.uk/home


Appendix D 

 

Table of all Sites 

  

P
age 827



Welwyn Garden City 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location Option 
Urban / 

Green Belt 
GB Harm 

Delivery within 
plan period 

Number of 
dwellings 

SDS1 WGC4/7 
Welwyn Garden 

City 
Panshanger 1, 2, 3, 4 ASR N/A 0-10 years 650 

SDS2 WGC5 
Welwyn Garden 

City 
Land SE of WGC 1, 2, 3, 4 Green Belt 

Moderate 
High 

0-15 years 1,200 1,300 

SDS3 Pea02b 
Welwyn Garden 

City 
Broadwater Road 
SPD Site (Nnorth) 

1, 2, 3, 4 Urban N/A 0-5/6-10 years 1,403 

SDS4 Pea02c 
Welwyn Garden 

City 
Broadwater Road 
SPD Site (west) 

1, 2, 3, 4 Urban N/A 11-15 years 171 

HS1 Pan01b 
Welwyn Garden 

City 
Land at Bericot 

Way 
1, 2, 3, 4 Urban N/A 0-5 years 21 

HS2 WGC1 
Welwyn Garden 

City 
Creswick 1, 2, 3, 4 Green Belt 

Moderate 
High 

0-10 years 290 300 

HS3 Pea08 
Welwyn Garden 

City 
80 Bridge Road 

East 
1, 2, 3, 4 Urban N/A 

0-5 years/6-10 
years 

32 

HS4 Hal03 
Welwyn Garden 

City 
Ratcliff Tail Lift Site 1, 2, 3, 4 Urban N/A 6-10 years 110 

HS5 Hol19 
Welwyn Garden 

City 

Hyde V1, 2, 3, 4ey 
House, Hyde V1, 2, 

3, 4ey 
1, 2, 3, 4 Urban N/A 6-10 years 17 

MUS1 Han40 
Welwyn Garden 

City 
Town centre North 
Development Site 

1, 2, 3, 4 Urban N/A 6-10 years 100 

HS6 Han91 
Welwyn Garden 

City 
Land at Gosling 

Sports Park 
1, 2, 3, 4 Urban N/A 6-10 years 250 

HS8 Pea24 
Welwyn Garden 

City 
St Michael’s House, 

Holwell Road 
1, 2, 3, 4 Urban N/A 11-15 years 22 

N/A Han40a 
Welwyn Garden 

City 
Campus East car 

park 
1, 2, 3, 4 Urban N/A 1-10 years 250 

N/A Hol23 
Welwyn Garden 

City 
Hollybush Lane 1, 2, 3, 4 Urban N/A 11-15 years 16 
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Welwyn Garden City 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location Option 
Urban / 

Green Belt 
GB Harm 

Delivery within 
plan period 

Number 
of 

dwellings 

N/A Pea97 
Welwyn Garden 

City 
Former Norton 

Building 
1, 2, 4 Urban N/A 1-5 years 122 

N/A Pea102 
Welwyn Garden 

City 
Bio-Park, 

Broadwater Road 
1, 2, 4 Urban N/A 6-10 years 179 

N/A Pea103 
Welwyn Garden 

City 
29 Broadwater 

Road 
1, 2, 3, 4 Urban N/A 1-5 years 128 

N/A Pea104 
Welwyn Garden 

City Welwyn 
Garden City 

YMCA, 90 Peartree 
Lane 

1, 2, 3, 4 Urban N/A 1-5 years 15 

N/A Pea105 
Welwyn Garden 

City 
61 Bridge Road 1, 2, 4 Urban N/A 1-5 years 21 

N/A Pea106 
Welwyn Garden 

City 
73-83 Bridge Road 

East 
1, 2, 4 Urban N/A 1-5 years 235 

N/A WGC4a 
Welwyn Garden 

City 

Land North East of 
Welwyn Garden 

City 
1, 2, 3, 4 Green Belt Moderate High 6-10 years 75 
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Hatfield 

 

 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location Option 
Urban / 

Green Belt 
GB Harm 

Delivery within 
plan period 

Number 
of 

dwellings 

SDS5 Hat1/Hat13 Hatfield North West Hatfield 1, 2, 3, 4 Green Belt High 6-10/11-15 years 
1,650 
1,750 

MUS2 HC100b Hatfield 1-9 Town Centre 1, 2, 3, 4 Urban N/A 0-5 years 71 

MUS3 HW100 Hatfield 
High View (Hilltop) 

SPD Site 
1, 2, 3, 4 Urban N/A 6-10 years 146 

HS9 HE80 Hatfield 
Onslow St Audreys 
School, Howe Dell 

1, 2, 3, 4 Urban N/A 0-5 years 86 

HS10 HS31 Hatfield 
Garages at 
Hollyfield 

1, 2, 3, 4 Urban N/A 0-5 years 13 

HS11 Hat11 Hatfield Land at South Way 1, 2, 3, 4 Green Belt 
Moderate 

High 
0-10 years 120 

HS13 HS91 Hatfield 
Land south of 
Filbert Close 

1, 2, 3, 4 Urban N/A 6-10 years 37 

HS14 HE23 Hatfield 
L Kahn 

Manufacturing, 
Wellfield Road 

1, 2, 3, 4 Urban N/A 6-10/11-15 years 62 

N/A Hat19 Hatfield 
Land Off Bramble 

Road 
None Green Belt Moderate 

0-5 years/ 
6-10 years 

0 

N/A HC08 Hatfield Lemsford Road 1, 2, 3, 4 Urban N/A 6-10 years 32 

N/A HC11 Hatfield Meridian House 1, 2, 3, 4 Urban N/A 1-5 years 11 

N/A HE17 Hatfield 
Link Drive car park 

and skate park 
1, 2, 3, 4 Urban N/A 1-5 years 80 

N/A HSW92 Hatfield Minster Close 1, 2, 3, 4 Urban N/A 1-5 years 49 

N/A HSW94 Hatfield 
College Lane 

(north) 
1, 2, 3, 4 Urban N/A 6-10 years 115 
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Woolmer Green 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location Option 
Urban / 

Green Belt 
GB Harm 

Delivery within 
plan period 

Number 
of 

dwellings 

HS15 WGr1 Woolmer Green 
Land east of 
London Road 

1, 2, 3, 4 Green Belt 
Moderate 

High 
1-5/ 6-10 years 150 

N/A WE100 Woolmer Green 
51-53 London 

Road, Knebworth 
1, 2, 4 Urban N/A 0-5 Years 34 

N/A WGr3 Woolmer Green 
Land at 52 London 

Road 
1, 2, 3, 4 Green Belt Moderate 1-5/ 6-10 years 25 

N/A WGr7 Woolmer Green 
Land north of Heath 

Road 
4 Green Belt High 

1-5 years (subject 

to waste water 
network upgrades) 

117 

  

Oaklands & Mardley Heath 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location Option 
Urban / Green 

Belt 
GB Harm 

Delivery within 
plan period 

Number 
of 

dwellings 

HS17 OMH5 
Oaklands & 

Mardley Heath 
Land rear of 2-12 
Great North Road 

1, 2, 3, 4 Green Belt 
Moderate 

Low 
6-10 years 20 

HS32 GTLAA04 
Oaklands & 

Mardley Heath 
Four Oaks, Great 

North Road 
1, 2, 3, 4 Green Belt 

Moderate 
Low 

0-5 years 6 

HS16 OMH8 
Oaklands & 

Mardley Heath 
2 Great North 

Road 
1, 2, 3, 4 Green Belt 

Moderate 
Low 

1-5 years 5 
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Welwyn 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location Option 
Urban / 

Green Belt 
GB Harm 

Delivery within 
plan period 

Number 
of 

dwellings 

HS20 Wel3 Welwyn School Lane 1, 2, 3, 4 Green Belt Moderate High 1-5 years 7 9 

HS19 Wel4 Welwyn Sandyhurst 1, 2, 3, 4 Green Belt Moderate Low 1-5 years 30 

HS18 Wel11 Welwyn The Vineyards 1, 2, 3, 4 Green Belt Moderate 1-5 years 30 

N/A Wel1 Welwyn 
Land at Kimpton 

Road 
1, 2, 3, 4 Green Belt Moderate High 6-10 years 178 

N/A Wel2 Welwyn 
Land adjoining 

Welwyn Cemetery 
1, 2, 3, 4 Green Belt Moderate High 6-10 years 40 

N/A Wel6 Welwyn 
Land at Kimpton 

Road 
1, 2, 3, 4 Green Belt Moderate High 6-15 years 14 

N/A Wel14b Welwyn 

Linces Farm, land 
west of Wilshere 

Road and north of 
School Lane (site 

3) 

4 Green Belt High 
1-5 years (subject 

to waste water 
network upgrades) 

20 

N/A Wel15 Welwyn 
Land at Fulling Mill 

Lane 
1, 2, 3, 4 Green Belt Moderate High 1-10 years 14 

N/A Wel16 Welwyn 
Land at School 

Lane 
4 Green Belt High 

1-5 years (subject 

to waste water 
network upgrades) 

65 
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Lemsford 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location Option 
Urban / 

Green Belt 
GB Harm 

Delivery within 
plan period 

Number of 
dwellings 

N/A StL13 Lemsford 
Land at Roebuck 

Farm 
1, 2, 3, 4 Green Belt Moderate 1-5 years 27 

N/A StL16 Lemsford 
Land adjacent 

Lemsford School 
4 Green Belt High 1-5 years 14 

 

Stanborough 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location Option 
Urban / 

Green Belt 
GB Harm 

Delivery within 
plan period 

Number of 
dwellings 

N/A StL1 Stanborough 
Land to the north of 

New Road 
1, 2, 3, 4 Green Belt Moderate 1-5 years 90 

N/A StL3 Stanborough 
Land at and 
adjacent The 

Holding 
4 Green Belt Very High 

6-10/11-5 years 
(dependant on 
site availability) 

396 

N/A StL15 Stanborough 
Land to the east of 
Great North Road 

1, 2, 3, 4 Green Belt Moderate 6-10 years 8 

N/A StL17 Stanborough 
Land at Great North 

Road 
1, 2, 3, 4 Green Belt Moderate Low 1-5 years 5 

 

Rural North 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location Option 
Urban / 

Green Belt 
GB Harm 

Delivery within 
plan period 

Number of 
dwellings 

SDS6 Hat15 Rural North 
Symondshyde – 

new village 
1, 2, 3, 4 Green Belt Moderate High 5-15 years 1136 

HS33 GTLAA08 Rural North 
Barbaraville, Mill 

Green 
1, 2, 3, 4 Green Belt Very High 1-10 years 4 
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Welham Green 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location Option 
Urban / 

Green Belt 
GB Harm 

Delivery within 
plan period 

Number of 
dwellings 

HS25 GTLAA01 Welham Green 
Foxes Lane, Dixons 

Hill Road 
1, 2, 3, 4 Green Belt Moderate Low 1-5 years 12 

SDS7 WeG4b Welham Green Marshmoor 1, 2, 3, 4 Green Belt Moderate High 1-10 years 80 

N/A WeG1 Welham Green 
Units 1-3, 51 

Welham Manor 
1, 2, 3, 4 Green Belt Low 1-5 years 16 

N/A WeG3a Welham Green 
Land at Welham 

Manor and west of 
Station Road 

1, 2, 3, 4 Green Belt Moderate 1-5 years 68 

N/A WeG6 Welham Green Skimpans Farm 1, 2, 3, 4 Green Belt Moderate 1-5 years 73 

N/A WeG10 Welham Green 
Land at Dixons Hill 

Road 
1, 2, 3, 4 Green Belt Moderate 1-5 years 120 

N/A WeG12 Welham Green 
Land north of 
Pooleys Lane 

1, 2, 3, 4 Green Belt Moderate 1-5 years 83 

N/A WeG15 Welham Green 
Land at Potterells 

Farm 
1, 2, 3, 4 Green Belt Moderate high 1-10 years 140 

N/A WeG17 Welham Green 
Land south of 

Dixons Hill Road 
1, 2, 3, 4 Green Belt High 1-10 years 0 (School) 
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Bell Bar and Brookmans Park 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location Option 
Urban / 

Green Belt 
GB Harm 

Delivery within 
plan period 

Number of 
dwellings 

HS21 BrP13 
Bell Bar and 

Brookmans Park 
Land west of Golf 

Club Road 
1, 2, 3, 4 Green Belt Moderate High 0-5 years 14 

HS22 BrP4 
Bell Bar and 

Brookmans Park 

Land west of 
Brookmans Park 
Railway Station 

1, 3, 4 Green Belt High 0-10 years 250 300 

HS23 BrP14 
Bell Bar and 

Brookmans Park 
Land rear of 2-12 
Great North Road 

1, 2, 3, 4 Green Belt Moderate Low 0-10 years 10 

N/A BrP1 
Bell Bar and 

Brookmans Park 
Upper Bell Lane 

Farm 
1, 2, 3, 4 Green Belt Moderate 1-5/6-10 years 104 

N/A BrP5 
Bell Bar and 

Brookmans Park 
Land west of 

Brookmans Park 
4 Green Belt High 

1-5 years  
(subject to 

delivery of waste 
water network 

upgrades) 

165 

N/A BrP6 
Bell Bar and 

Brookmans Park 
Land west of 

Bluebridge Road 
4 Green Belt High 0-10 years 210 

N/A BrP12a 
Bell Bar and 

Brookmans Park 
Land north of 
Peplins Way 

1, 2, 3, 4 Green Belt Moderate High 1-5 years 125 

N/A BrP34 
Bell Bar and 

Brookmans Park 

Brookmans Park 
Transmitting 

Station 
1, 2, 3, 4 Green Belt Moderate High 

6-10/11-15 
years 

300 
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Swanley Bar 

DLP 2016 
(Site Ref) 

HELAA 
2019 (Site 

ref) 
Settlement Location Option 

Urban / 
Green Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

N/A SB1 Swanley Bar 
Scenario 1 - land 
south of Swanley 

Bar Lane 
4 Green Belt High 1-5 years 159 

 

Little Heath 

DLP 2016 
(Site Ref) 

HELAA 
2019 (Site 

ref) 
Settlement Location Option 

Urban / 
Green Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

HS24 BrP7 Little Heath 
Land south of 

Hawkshead Road 
1 ,3, 4 Green Belt High 0-10 years 100 

HS25 LHe1 Little Heath 
Land north of 

Hawkshead Road 
1, 2, 3, 4 Green Belt Moderate Low 0-10 years 35 

N/A LHe3 Little Heath 
Land south of 

Hawkshead Road 
4 Green Belt High 0-10 years 47 

N/A LHe4/5 Little Heath 
Videne, 

Hawkshead Road 
1, 2, 3, 4 Green Belt Moderate 1-5 years 36 

 

Newgate Street 

DLP 2016 
(Site Ref) 

HELAA 
2019 (Site 

ref) 
Settlement Location Option 

Urban / 
Green Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

N/A NS1 Newgate Street 
Land adj. Tolmers 
Park, Carbone Hill 

4 Green Belt High 1-5 years 12 

N/A NS2 Newgate Street Coach and Horses 4 Green Belt High 1-5 years 4 

N/A NS3c Newgate Street 
Tolmers Park Farm 

(scenario c) 
4 Green Belt High 1-5 years 69 
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Cuffley 

DLP 2016 
(Site Ref) 

HELAA 2019 
(Site ref) 

Settlement Location Option 
Urban / 

Green Belt 
GB Harm 

Delivery within 
plan period 

Number of 
dwellings 

HS26 No02 Cuffley 
36 The Ridgeway 

and land to the rear 
1, 2, 3, 4 Urban N/A 0-5 years 5 

HS31 No10 Cuffley 
Land west of St 
Martin de Porres 
Catholic Church 

1, 2, 3, 4 Urban N/A 11-15 years 5 

HS27 Cuf1 Cuffley 
Land at the 
Meadway 

1, 2, 3, 4 Green Belt Moderate 0-5 years 30 

HS28 Cuf6 Cuffley 
Land south of 

Northaw Road East 
1, 2, 3, 4 Green Belt Moderate 0-10 years 121 

HS30 Cuf7 Cuffley 
Wells Farm, 

Northaw Road East 
1, 3, 4 Green Belt High 6-10 years 75 

HS29 Cuf12 Cuffley 
Land at Northaw 

Road East 
1, 3, 4 Green Belt High 0-10 years 73 

N/A Cuf12a Cuffley 
Land at Northaw 

Road East 
4 Green Belt High 0-10 years 139 

N/A Cuf5 Cuffley 
Land at Northaw 

Road East 
4 Green Belt High 0-10 years 412 

N/A Cuf10 Cuffley 
Land adjacent 1 
The Ridgeway 

4 Green Belt High 0-10 years 32 

N/A Cuf11 Cuffley Cuffley Hills Barn 4 Green Belt High 0-10 years 4 

N/A Cuf15 Cuffley 
Land to south east 

of KGV playing 
fields 

1, 2, 3, 4 Green Belt Moderate High 0-10 years 176 
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Northaw 

DLP 2016 
(Site Ref) 

HELAA 
2019 (Site 

ref) 
Settlement Location Option 

Urban / 
Green Belt 

GB Harm 
Delivery within 

plan period 
Number of 
dwellings 

N/A Nor13 Northaw 
Land at Park Farm, 

Northaw Road 
West 

4 Green Belt High 1-5 years 10 
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Appendix E 

Housing Trajectory 

1. The housing target of around 15,950 dwellings equates to an average per annum 

target of 798 dwellings over the revised 20 year plan period (from 2016/17 to 

2035/36).  

 

2. Expected delivery across the plan period is set out in figure 1, on the following page. 

This shows a lower level of completions forecast for the start of the plan period and 

pre-plan period (adoption has been assumed to be 2020/21), whilst towards the 

middle of the plan period delivery is expected to be much higher, and well above 

target. This is partly due to infrastructure, availability and other constraints identified 

for a number of sites which are likely to affect lead-in times and delivery in the earlier 

years of the plan period. This is particularly apparent for some of the large Strategic 

Sites which are likely to take a number of years to develop alongside associated 

infrastructure. Expected delivery rates for proposed allocations at the site level are 

presented in figure 2. 

 

3. If the 798 per year target was used across the whole plan period, at the point of 

adoption housing land supply would be below five years (4.5 years) and the housing 

delivery test result would be 61% (meaning that presumption in favour of sustainable 

development would apply).  

 

4. A stepped target is therefore considered appropriate, with lower delivery for the pre-

plan period and the first three years from adoption (allowing lead-in times for larger 

sites which account for a significant proportion of the housing supply), followed by an 

increased target for the remaining 13 years of the plan period (when the larger 

Strategic Sites are expected to start delivering).  

 

5. A stepped target is consistent with National Planning Practice Guidance1  which 

states: “A stepped housing requirement may be appropriate where… strategic sites 

will have a phased delivery or are likely to be delivered later in the plan period” 

 

6. The proposed stepped target is 498 dwellings per year between 2016/17 - 2022/23 

(3,486 over 7 years) and 959 per year between 2023/24 - 2035/36 (12,467 over 13 

years). The target for the 20 years would total 15,953 dwellings meaning that, in line 

with policy guidance, the planned housing requirement would be fully met within the 

plan period. There would still be under delivery in the earlier years, however this 

would be to a lesser extent. The housing land supply at adoption in 2020/21 would be 

6.1 years (incorporating a 20% buffer and, following the Sedgefield method, the 

shortfall since 2016/17) and the housing delivery test result would be 98%.   

                                                           
1 Planning Policy Guidance – Housing Supply and Delivery: Paragraph 021, Reference ID: 68-021-20190722 
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Plan 
Period 
Total Supply Source 
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Completions to date 671 315 462                                   
       

1,448  

Commitments (Sites with 
planning permission) 

      482 517 200 28 20 4     -7 24               
       

1,268  

Suitable HELAA sites 
below allocation 
threshold 

            2 4 5                 8     
            

19  

Proposed Allocations2 
        4 294 565 1526 1708 1637 1317 989 893 692 592 492 400 365 266 175 

     
11,915  
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Housing target by year 
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15,953  

Performance against 
target (within individual 
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Performance against 
cumulative target 173 -10 -46 -62 -39 -43 54 778 1618 2347 2756 2830 2839 2623 2395 2067 1647 1200 646 1  

 

Figure 1: Housing Trajectory and Estimated performance against the Housing Target 

                                                           
2 See Figure 2 for a break-down of estimated delivery by site 
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Figure 2 Housing Trajectory – Estimated Housing Delivery from Proposed Site Allocations 
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HS22 (BrP4) Land west of Brookmans Park Railway Station               50 50 50 50 50 50               300 

HS21 (BrP13) West of Golf Club Road, Brookmans Park                 14                       14 

HS23 (BrP14) East of Golf Club Road, Brookmans Park               10                         10 

(BrP1) Upper Bell Lane, Brookmans Park                 52 52                     104 

(BrP12a) Land North of Peplins Way, Brookmans Park               62 63                       125 

(BrP34) Transmitting Station, Brookmans Park                         50 100 100 50         300 

HS28 (Cuf6) Land south of Northaw Road East, Cuffley             5 30 46 40                     121 

HS30 (Cuf7) Wells Farm, Northaw Road East, Cuffley               35 40                       75 

HS29 (Cuf12) Land north of Northaw Road East, Cuffley               35 38                       73 

HS27 (Cuf1) Land at The Meadway, Cuffley                  30                       30 

HS31 (No10) Land west of St Martins Church, Cuffley                           5             5 

HS26 (No02) 36 The Ridgeway & land to the rear, Cuffley         -1 6                             5 

(Cuf15) Land South East of KGV playing fields, Cuffley                 46 70 60                   176 

SDS5 (Hat1) North West Hatfield               50 75 150 150 150 150 150 150 150 150 150 150 125 1750 

HS11 (Hat11) Land at Southway, Hatfield                 40 40 40                   120 

MUS3 (HW100) High view, Hatfield           2 40 47 57                       146 

MUS2 (HC100b) 1-9 Town Centre, Hatfield                 35 36                     71 

HS14 (HE23) L Kahn Factory Site, Wellfield Road, Hatfield                              31 31         62 

HS13 (HS91) Land south of Filbert Close, Hatfield                   18 19                   37 

HS10 (HS31) Garages at Hollyfield, Hatfield           10 3                           13 

(HC11) Meridian House, The Common, Hatfield                 11                       11 

HS9 (HE80) Land at Onslow St Audrey's School, Hatfield         -1 43 44                           86 

(HE17) Link Drive, Hatfield             40 40                         80 

(HC08) Lemsford Road, Hatfield                     16 16                 32 

(HSW92) Minster Close, Hatfield               25 24                       49 

(HSW94) College Lane, Hatfield                 55 60                     115 
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HS25 (BrP7) Land south of Hawkshead Road, Little Heath               34 33 33                     100 

HS24 (LHe1) Land north of Hawkshead Road, Little Heath               17 18                       35 

(LHe4/5) Part of Studlands/Videne, Little Heath               18 18                       36 

HS17 (OMH5) Land rear of 2a-12 Great North Road, OMH                 10 10                     20 

HS32 (GTLAA04) SG - Four Oaks, Great North Road, OMH         6                               6 

HS16 (OMH8) 2 Great North Road, O&MH               5                         5 

SDS7 (WeG4b) Marshmoor, Welham Green                   40 40                   80 

HS35 (GTLAA01) Foxes Lane, Welham Green                 12                       12 

(WeG1) 51 Welham Manor, Welham Green             16                           16 

(WeG3a) Land South of Welham Manor, Welham Green               34 34                       68 

(WeG6) Skimpans Farm, Welham Green               36 37                       73 

(WeG10) Dixons Hill Road, Welham Green               60 60                       120 

(WeG15) Potterells Farm, Welham Green               70 70                       140 

(WeG12) Pooleys Lane, Welham Green                 41 42                     83 

HS19 (Wel4) Sandyhurst, The Bypass, Welwyn               30                         30 

HS18 (Wel11) The Vineyards, Welwyn                 30                       30 

HS20 (Wel3) School Lane, Welwyn                 9                       9 

(Wel1) Land at Kimpton Road, Welwyn                     59 59 60               178 

(Wel2) Land adjoining Welwyn cemetery, Welwyn                   20 20                   40 

(Wel15) Fulling Mill Lane, Welwyn                         14               14 

(Wel6) Land at Kimpton Road, Welwyn                         14               14 

SDS3 (Pea02b) Broadwater Road West SPD Site, WGC           208 130 332 126 355 126   126                 1403 

SDS2 (WGC5) South east of Welwyn Garden City               50 75 150 150 150 150 150 150 100 100 75     1300 

SDS1 (WGC4) North east of Welwyn Garden City               50 100 125 125 125 125               650 

HS2 (WGC1) Creswick, WGC               60 80 80 80                   300 

HS6 (Han91) Land at Gosling Sports Park, WGC                     62 63 63 62             250 

SDS4 (Pea02c) Broadwater Road West SPD Site, WGC                     57 57 57               171 

HS4 (Hal03) Ratcliff Tail Lift Site, Bessemer Road, WGC           4 61 45                         110 

MUS1 (Han40) Welwyn Garden City Town Centre North                   33 34 33                 100 
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HS3 (Pea08) 80 Bridge Road East, WGC                   16 16                   32 

HS1 (Pan01b) Land at Bericot Way (North), WGC           21                             21 

HS8 (Pea24) St Michaels House, Holwell Road, WGC                             11 11         22 

HS5 (Hol19) Hyde Valley House, Hyde Valley, WGC             17                           17 

(WGC4a) North east of WGC - Extra Capacity                           75             75 

(Han40a) Town Centre North- Campus, WGC                 50 100 100                   250 

(Pea106) 73-83 Bridge Road East, WGC             35 100 100                       235 

(Pea103) 29 Broadwater Road, WGC             72 56                         128 

(Pea102) Bio Park, Broadwater Road, WGC                     59 60 60               179 

(Pea104) YMCA, 90 Peartree Lane, WGC             15                           15 

(Pea105) 61 Bridge Road, WGC             21                           21 

(Hol23) Neighbourhood Centre, Hollybush Lane, WGC                                     16   16 

(Pea97) Former Norton Building, WGC             61 61                         122 

HS15 (WGr1) Land east of London Road, Woolmer Green               50 60 40                     150 

(WGr3) Land Adj to 52 London Road, Woolmer Green                 12 13                     25 

(WE100) 51-53 London Road, Woolmer Green               34                         34 

SDS6 (Hat15) Symondshyde New Village                     46 100 100 150 150 150 150 140 100 50 1136 

HS33 (GTLAA08) Barbraville, Hertford Road, Mill Green                   4                     4 

(StL1) Land North of New Road, Stanborough                 45 45                     90 

(StL17 ) Land adj. Great North Road, Stanborough             5                           5 

(StL15) Land East of the Great North Road , Stanborough                     8                   8 

(StL13) Land at Roebuck Farm, Lemsford                 12 15                     27 

TOTAL PROPOSED ALLOCATIONS         4
 

2
9

4
 

5
6

5
 

1
,5

2
6

 

1
,7

0
8

 

1
,6

3
7

 

1
,3

1
7

 

9
8

9
 

8
9

3
 

6
9

2
 

5
9

2
 

4
9

2
 

4
0

0
 

3
6

5
 

2
6

6
 

1
7

5
 

1
1

,9
1

5
 

 

 

 

 

P
age 843



T
his page is intentionally left blank



 

 

  

Addendum to the 
Sustainability Appraisal of 
the Welwyn Hatfield Local 
Plan  
  

Draft report 

Prepared by LUC 

January 2020 

 

 

  

 

 

Page 845



 

      
Bristol 

Edinburgh 

Glasgow 

Lancaster 

London 

Manchester 

 

landuse.co.uk 

Land Use Consultants Ltd 

Registered in England 

Registered number 2549296 

Registered office: 

250 Waterloo Road 

London SE1 8RD 

 

100% recycled paper 

Landscape Design 

Strategic Planning & Assessment 

Development Planning 

Urban Design & Masterplanning 

Environmental Impact Assessment 

Landscape Planning & Assessment 

Landscape Management 

Ecology 

Historic Environment 

GIS & Visualisation 

 

 
 

 

Addendum to the Sustainability Appraisal of the 
Welwyn Hatfield Local Plan  
  

 

 

 

Version  Status  Prepared  Checked  Approved  Date 

1.   Draft for client comment  S. Smith 

L. Mallon 

O. Dunham 

D. MacArthur 

 S. Smith  H. Kent  11/10/19 

2.   Further draft for client comment  S. Smith 

O. Dunham 

D. MacArthur 

 H. Kent  H. Kent  28/10/19 

3.   Final draft  S. Smith 

O. Dunham 

 H. Kent  H. Kent  15/11/19 

4.   Updated final draft  S. Smith  H. Kent  H. Kent  20/11/19 

5.   Further updated report  S. Smith  H. Kent  H. Kent  02/01/20 

6.   Updated draft for committee  S.Smith  H. Kent  H. Kent  07/01/20 

 

 

Page 846



Contents 

Contents 

 Addendum to the Sustainability Appraisal of the Welwyn Hatfield 

Local Plan   

January 2020  

 

LUC  I i 

Chapter 1 

Introduction 2 

Chapter 2 

Methodology 4 

Chapter 3 

Assessment of New Site Options 6 

Overview 6 

Summary of SA Findings 6 

Chapter 4 

Appraisal of Previously Assessed Sites  17 

Overview 17 

Summary of implications for the SA 18 

Chapter 5 

Assessment of Alternative Strategic 
Options for Growth  26 

Overview 26 

Developing Strategic Growth Options 27 

Settlement Strategy and Green Belt Boundaries 29 

Reasons for selection of preferred option 30 

Chapter 6 

Summary and Conclusions 47 

Overview 47 

Additional Sites 47 

Reassessment of 2016 sites 47 

Strategic Growth Options 48 

Cumulative Effects 48 

Appendix A 

Updated SA Framework and 
Assumptions A-1 

Housing 2 

Employment A-14 

Appendix B 

Appraisal Matrices for Additional Site 
Options B-1 

Appendix C 

Appraisal Matrices for Revised Site 
Assessments C-1 

 

Page 847



 Chapter 1  

Introduction 

 Addendum to the Sustainability Appraisal of the Welwyn Hatfield 

Local Plan   

January 2020 

 

LUC  I 2 

 A Sustainability Appraisal (SA) Report was prepared by 

LUC in conjunction with Welwyn Hatfield Borough Council 

(‘the council’) as part of the integrated Sustainability Appraisal 

(SA) and Strategic Environmental Assessment (SEA) of the 

Welwyn Hatfield Proposed Submission Local Plan 2016. The 

version of the SA submitted alongside the Local Plan for 

Examination is the Welwyn Hatfield Proposed Submission 

Local Plan 2016 Sustainability Appraisal (August 2016).  An 

Errata Sheet was published in April 2017 to correct some 

minor errors in the SA Report. 

 The Proposed Submission Local Plan and 

accompanying SA Report were subject to consultation from 

August 2016 until October 2016 and the Local Plan, 

supporting evidence and consultation responses were 

submitted for Examination in May 2017. 

 During the Local Plan examination, the Inspector noted 

that the proposed Local Plan should be updated to provide for 

an additional 4,000 homes. As such, the Council issued a 

further call for sites in January 2019.  These sites were 

considered in terms of the Green Belt review, which has 

looked at the harm of releasing sites, as well as an updated 

HELAA and infrastructure assessments, and the SA work 

recorded in this document. 

 Proposed changes to the Local Plan have been 

prepared by the Council in response to the issues raised by 

the Inspector (discussed above) and changes in 

circumstances since the Proposed Submission Local Plan was 

produced, to inform the Examination hearing sessions.  These 

changes have been reviewed to consider whether they will 

change any of the previous SA results. 

 This document has four main functions: 

◼ To present an assessment of the additional reasonable 

alternative site options identified through the 2019 call 

for sites.  

◼ To assess alternative strategic options for growth 

identified by the Council. 

◼ To summarise the implications of updates to the 

evidence base (Green Belt Study, Landscape Sensitivity 

Assessment and Strategic Flood Risk Assessment 

(SFRA)) on the existing Local Plan allocated sites and 

their reasonable alternatives in terms of SA.  These sites 

were also checked regarding the updated Indices of 

-  
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Introduction 
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Multiple Deprivation (2019), but there were no 

implications for our assessments. 

◼ To summarise how the proposed changes to the Local 

Plan would affect the SA results reported in 2016 (this 

will be included in the final version of this addendum, 

once proposed modifications have been finalised). 

 A further iteration of the SA will be produced to assess 

any implications of the main modifications recommended by 

the Planning Inspector. 
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 The assessments presented in this document are 

broadly consistent with the methodology for previous iterations 

of the SA.  As set out in the August 2016 SA Report, each site 

option was assessed against six SA objectives, each with sub-

objectives, which together formed the SA framework.   

 The assumptions to guide site appraisals (included in 

Appendix 2 of the 2016 SA Report) have been updated slightly 

with regards to SA objective 4.4 (landscape character and 

retaining local distinctiveness) to reflect updated evidence.  

The Landscape Sensitivity Study (2019) presented an 

assessment of landscape sensitivity using a more up to date 

methodology compared to the previous Landscape Sensitivity 

and Capacity Study (2012).  The Landscape Sensitivity Study 

(2019) also considered the whole Borough, rather than just the 

broad locations for development considered in the 2012 study.  

This has resulted in some changes to scores.  The Green Belt 

Study was reviewed following representor comments. The 

2019 Study included changes to the areas of some of the 

parcels considered, and also included a number of new 

parcels and scenarios at the request of the Council. 

 The assumptions for SA objective 5.1 (meeting needs for 

housing) have also been updated to reflect an updated 

housing target and to reflect that emerging Core Strategy 

policy CP7 has been replaced by emerging Local Plan policy 

SP7.   These changes have been applied in the assessment 

of additional sites and all site assessments included in the 

2016 SA Report have been revisited with regards to these SA 

objectives. 

 The SFRA has also been updated since the 2016 SA. 

 The updated SA framework and assumptions used to 

appraise the additional site options is presented in Appendix 

A, showing deleted text in strikethrough and additional text 

underlined.  The SA uses colour-coded scores to indicate the 

performance of each site option against each SA objective. 

Figure 2.1 shows how these scores were applied to the 

appraisals. 

 It should be noted that the assessments presented in 

this addendum have been prepared iteratively as the Council 

has identified and refined options.  Site options were assessed 

first and sent to the Council for consideration.  The Council 

then grouped site options into Strategic Options, which were 

assessed and the results sent to the Council.  Finally, the 

Council identified its preferred options and has proposed 

-  
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changes to the plan policies to reflect these, which were then subject to SA.

 

Figure 2.1: Key to symbols and colour coding used in the SA of the Local Plan  

++ Significant positive effect likely 

+ Minor positive effect likely 

0 Negligible effect likely  

- Minor negative effect likely 

-- Significant negative effect likely 

+/- Mixed effect likely1 

? Likely effect uncertain 

N/A Policy is not relevant to SA objective 

 ____________________________________________________________________________________________________  

1 There may be a need to distinguish further between mixed effects which will be addressed in the appraisals 
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Overview 

 This chapter presents the assessment of additional site 

options identified through the 2019 call for sites.  A summary 

of the SA findings is presented below, with the full assessment 

matrices presented in Appendix B of this document.   

 Table 3.1 summarises the likely effects expected for 

these sites.  The locations of the sites discussed below can be 

seen in Figure 5.1 to Figure 5.8 in Chapter 5. 

Summary of SA Findings 

Brookmans Park 

 Three sites were proposed for allocation in the Proposed 

Submission Local Plan 2016 at Brookmans Park (274 

dwellings).  Two additional sites were identified as reasonable 

alternatives and subject to SA (465 dwellings) in 2019.   

SA findings – social SA objectives (1.1, 1.2, 5.1) 

 BrP34 and BrP5 are considered to have minor positive 

effects on health as both sites are in walking distance of 

several types of community facilities such as health care 

services and recreational spaces.  

 Both sites are expected to have a minor positive effect 

on the amount of housing by contributing between 1 – 5% to 

the Borough’s overall housing target. All sites are expected to 

have a significant positive effect on affordable housing and 

dwellings for older people.  

SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 Both sites are assessed as having a significant positive 

effect on SA objective 4.2 (reducing greenhouse gas 

emissions) and 4.3 (avoid and reduce air pollution), as all are 

located within 400m of a bus stop with regular public transport 

links. Both sites are considered to have a significant positive 

effect when assessed against proximity to employment and 

services.  

 Regarding landscape character, BrP5 is considered to 

have an uncertain significant negative effect. BrP34 is 

considered to have an uncertain minor negative effect. BrP34 

is identified as partially previously developed land and are 

considered to have a minor positive uncertain effect. BrP5 is 

-  
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the only site expected to have a minor negative effect in 

relation to SA objective 4.8 (avoid water pollution). 

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 BrP5 is expected to have negligible effects on SA 

objectives 6.1 (business and employment), 6.3 (vitality of town 

centres) and 6.5 (mineral resources). BrP34 is the only site 

where an assessment for SA objectives 6.2 (business and 

employment) and 6.4 (sustain rural communities) is carried 

out, as it includes employment land. Negligible effects are 

identified against SA objective 6.2 (business and employment) 

while uncertain minor positive effects are expected for SA 

objective 6.4 (sustain rural communities). A significant positive 

effect is identified for SA objective 6.6 (learning and skills) as it 

is within walking distance of local educational facilities.  

Cuffley 

 Six sites were proposed for allocation in the Draft Local 

Plan 2016 at Cuffley (299 dwellings).  Two additional sites 

were identified as reasonable alternatives and subject to SA 

(315 dwellings) in 2019. 

SA findings – social SA objectives (1.1, 1.2, 5.1) 

 Both sites are considered to have a minor positive 

effect regarding SA objectives 1.1 and 1.2 (health). Both sites 

are also considered to have a significant positive effect on the 

amount of affordable housing and dwellings adapted to older 

people. Due to the scale of Cuf12a, the site is considered to 

have a negligible effect for SA objective 5.1 (amount of 

housing) as it would provide less than 1% of the Borough’s 

housing targets.  Cuf15 is expected to have a minor positive 

effect.  

SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 Both sites are considered to have significant positive 

effects on SA objectives 4.2 (reducing greenhouse gas 

emissions) and 4.3 (avoid and reduce air pollution). However, 

effects on SA objectives 4.5 (character, sense of place), 4.6 

(protect biodiversity and geodiversity) and 4.10 (agricultural 

land and previously developed land) are generally likely to be 

minor negative (with uncertainty in relation to SA objectives 

4.5 and 4.6). Both sites had a negligible effect on SA 

objective 4.8 (avoid water pollution) as neither site is within a 

source protection zone.  

 Regarding open space and previously developed land 

(SA objective 4.4), Cuf15 and Cuf12a are considered to have 

negligible effects. Cuf15 and Cuf12a are identified as 

greenfield land and consist of less than 5% of existing open 

space. However, both sites are considered to have a minor 

negative effect on Local Distinctiveness (SA objective 4.4).  

 Cuf15 is expected to have an uncertain minor negative 

effect in relation to Landscape Character, Cuf12a considered 

to have an uncertain significant negative effect in relation to 

Landscape Character (SA objective 4.4). 

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 Cuf12a and Cuf15 are considered to have negligible 

effects on SA objectives 6.1 (business and employment), 6.3 

(vitality of town centres) and 6.5 (mineral resources) but are 

expected to have an uncertain significant positive effect on SA 

objective 6.6 (learning and skills). The sites are located within 

walking distance (1,400m) of local educational facilities, which 

it may be possible to expand to accommodate new residents. 

Hatfield 

 Eight sites were proposed for allocation in the Draft 

Local Plan 2016 at Hatfield (2,097 dwellings). Six additional 

sites were identified as reasonable alternatives and subject to 

SA (291 dwellings) in 2019. 

SA findings – social SA objectives (1.1, 1.2, 5.1) 

 HC11 is the only site considered to have a significant 

positive effect on SA objectives 1.1 and 1.2 (health) as there 

are a wide variety of existing services within walking distance 

and it is situated within an area classified as being within 20% 

of the most deprived areas nationally. The remaining sites 

are identified as having minor positive or negligible effects on 

this SA objective.  All sites are considered to have a 

negligible effect on the amount of housing within the Borough, 

but significant positive effects are identified in relation to 

affordable housing and dwellings for older people. 

SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 All sites are identified as having negligible effects in 

relation to SA objective 2.2 (flood risk). All sites, except 

Hat20, are considered to have significant positive effects in 

relation to SA objectives 4.2 (reducing greenhouse gas 

emissions) and 4.3 (avoid and reduce air pollution), when 

considering both proximity to employment and 

services/housing.  All sites are expected to have significant 

positive effects in relation to SA objectives 4.2 and 4.3 when 

considering proximity to transport. 

 In relation to SA objective 4.4, all sites are considered 

to have uncertain effects on Landscape Character, as they are 

urban sites and therefore were not included in the Landscape 

Sensitivity Assessment. All sites are likely to have negligible 
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effects in relation to open space. Hat20 and HSW94 are 

considered to have negligible effects for SA objective 4.4 in 

relation to previously developed land while the remaining five 

sites are identified as having uncertain significant positive 

effects.  

 While, the majority of sites are considered to have 

negligible effects on Local Distinctiveness (SA objective 4.4), 

Hat20 is the only site identified as having minor negative 

effects.  

 Most sites are considered to have uncertain minor 

effects on SA objective 4.5 (character, sense of place), 

although Hat20 and HSW94 are expected to have negligible 

effects. In relation to SA objective 4.6 (protect biodiversity and 

geodiversity), Hat20 is identified as having an uncertain 

significant negative effect while He17 is considered to have 

uncertain minor negative effects.  Effects of HSW94 on SA 

objective 4.6 are uncertain. HC08 and HC11 are expected to 

have negligible effects while HSW94 is considered to have 

uncertain effects in relation to this SA objective.  

 Hat20 is expected to have negligible effects on SA 

objective 4.8 (avoid water pollution) while the remaining sites 

are considered to have uncertain negative effects. In relation 

to SA objective 4.10 (agricultural land and previously 

developed land), with the exception of HSW94 and Hat20, the 

majority of sites are considered to have uncertain minor 

positive effects.  

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 Hat20 is expected to have a significant positive effect on 

SA objective 6.1 (business and employment). As the 

remaining sites are not located within an employment area, 

they are considered to have negligible effects in relation to this 

SA objective.  

 Three sites (HE17, HC08 and HC11) are expected to 

have significant positive effects for SA objective 6.3 (vitality of 

town centres) as they are located within Hatfield Town Centre 

and will support the town’s vitality and vibrancy. HSW94 and 

HSW92 are considered to have minor positive effects on this 

SA objective, while the remaining sites are expected to have 

negligible effects.  

 Hat20 is the only site which has been assessed against 

SA objective 6.2 (business and employment) and 6.4 (sustain 

rural communities) as it is an employment land option. It is 

considered to have negligible effects on both SA objectives 

6.2 and 6.4. 

 All sites are expected to have negligible effects 

regarding SA objective 6.5 (mineral resources). For SA 

objective 6.6 (learning and skills), all sites are considered to 

have uncertain significant positive effects. Hat20 is the only 

site which has not been assessed against this SA objective, 

as it is considered not applicable to employment sites. 

Little Heath 

 Two sites were proposed for allocation in the Draft Local 

Plan 2016 at Little Heath (135 dwellings). Three3 additional 

sites were identified as reasonable alternatives and subject to 

SA (110 dwellings) in 2019. 

SA findings – social SA objectives (1.1, 1.2, 5.1) 

 All sites are considered to have a minor positive effect 

in relation to SA objectives 1.1 and 1.2 (health). Whilst all sites 

are considered to have a negligible effect on the amount of 

housing within the Borough (SA objective 5.1), significant 

positive effects are identified in relation to affordable housing 

and dwellings for older people. 

SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 All sites are identified as having negligible effects in 

relation to SA objective 2.2 (flood risk). All sites are 

considered to have significant positive effects in relation to SA 

objectives 4.2 (reducing greenhouse gas emissions) and 4.3 

(avoid and reduce air pollution). LHe5 and LHe4/5 are 

considered to have an uncertain significant negative effect on 

SA objective 4.5 (character, sense of place) while LHe3 and 

LHe4 are identified as having a minor negative effect. 

 All sites are considered to have negligible effects on 

Open Space (SA objective 4.4). LHe3 is the only site identified 

as having an uncertain significant negative effect on 

Landscape character while the other sites (LHe5, LHe4 and 

LHe4/5) are considered to have uncertain minor negative 

effects. This is also similar to the effects identified on Local 

Distinctiveness, however these effects are considered to be 

more certain. In relation to previously developed land (SA 

objective 4.4), LHe5 and LHe4/5 are the only sites where an 

uncertain minor positive effect is identified while the other two 

sites are considered to have negligible effects.  

 All sites are considered to have negligible effects on the 

SA objective 4.8 (avoid water pollution) and minor negative 

effects on SA objective 4.10 (agricultural land and previously 

developed land). 

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 All sites are considered to have negligible effects on SA 

objectives 6.1 (business and employment), 6.3 (vitality of town 

 ____________________________________________________________________________________________________ 

3 Two of these sites were assessed both individually and combined, making a 
total of four assessments. 

Page 854



 Chapter 3  

Assessment of New Site Options 

 Addendum to the Sustainability Appraisal of the Welwyn Hatfield 

Local Plan   

January 2020 

 

 

LUC  I 9 

centres) and 6.5 (mineral resources). All sites are expected to 

have an uncertain significant positive effect on SA objective 

6.6 (learning and skills) as all are located within walking 

distance (1,400m) of local educational facilities. 

Lemsford 

 There were no sites proposed for allocation in the Draft 

Local Plan 2016 at Lemsford. Two additional sites were 

identified as reasonable alternatives and subject to SA (41 

dwellings) in 2019. 

SA findings – social SA objectives (1.1, 1.2, 5.1) 

 All sites within the Lemsford area are considered to 

have a minor positive effect on health (SA objectives 1.1 and 

1.2). These sites are considered to have negligible effects on 

the amount of housing within the Borough as they contribute 

less than 1% to the overall housing target.  

SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 All sites are considered to have a negligible effect on SA 

objective 2.2 (flood risk) as both are located within Flood Zone 

1. Both sites are considered to have a significant positive 

effect in relation to the proximity of transport services as the 

sites are within 400m of bus stops, which may help to 

minimise air pollution and greenhouse gas emissions (SA 

objectives 4.2 and 4.3). StL16 is considered to have negligible 

effects regarding proximity to employment and services while 

StL13 is expected to have a minor positive effect. While this 

site is within walking distance of the Burrowfields Employment 

Site, the route is not direct and may be unattractive to those 

commuting on foot or by bike.   

 Both sites are generally considered to have negligible 

effects on SA objective 4.4 with the exception of effects on 

Landscape Character which is considered to be minor 

negative. Both sites are also considered to have a minor 

negative effect on SA objective 4.5 (character, sense of 

place). 

 Significant negative effects are expected with regards to 

the protection and enhancement of biodiversity, as the sites 

are in close proximity to local wildlife sites and consist of more 

than 25% of greenfield land. Both sites are considered to have 

negligible effects on water pollution and a minor negative 

effect on SA objective 4.10 (agricultural land and previously 

developed land).  

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 Both sites within the Lemsford area are considered to 

have negligible effect on SA objectives 6.1, 6.3 (vitality of town 

centres) and 6.5 (mineral resources) however both are 

expected to have an uncertain significant positive effect on SA 

objective 6.6 (learning and skills). 

Northaw 

 There were no sites proposed for allocation in the Draft 

Local Plan 2016 at Northaw. Two additional sites were 

identified as reasonable alternatives and subject to SA (10 

dwellings) in 2019. 

SA findings – social SA objectives (1.1, 1.2, 5.1) 

 All sites are considered to have a minor positive effect 

on SA objectives 1.1 and 1.2 (health) while having negligible 

effects on SA objective 5.1 (amount of housing) as they both 

contribute less than 1% towards the Borough’s overall housing 

target. 

SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 For SA objective 2.2 (flood risk), both sites are 

expected to have a negligible effect. Significant negative 

effects are expected for SA objectives 4.5 and 4.6 (protect 

biodiversity and geodiversity), as well as for Landscape 

Character and Local Distinctiveness (SA objective 4.4). 

Negligible effects are expected in relation to open space and 

previously developed land (SA objective 4.4).  

 Both sites are considered to have negligible effects on 

the avoidance of water pollution while minor negative effects 

are identified in relation to SA objective 4.10 (agricultural land 

and previously developed land).  

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 Both sites within the Northaw area are considered to 

have negligible effect on SA objectives 6.1, 6.3 (vitality of town 

centres) and 6.5 (mineral resources). Both sites are expected 

to have an uncertain significant positive effect on SA objective 

6.6 (learning and skills). 

Newgate Street 

 There were no sites proposed for allocation in the Draft 

Local Plan 2016 at Newgate Street. Four additional sites were 

identified as reasonable alternatives and subject to SA (81 

dwellings) in 2019. 

SA findings – social SA objectives (1.1, 1.2, 5.1) 

 All sites are considered to have a minor positive effect 

in relation to SA objective 1.1 and 1.2 (health). However, they 

have a negligible effect on the amount of housing within the 
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Borough, but significant positive effects are identified in 

relation to affordable housing and dwellings for older people. 

SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 All sites are considered to have significant positive 

effects with regards to proximity to transport services, and 

therefore greenhouse gas and air pollution emissions, (SA 

objectives 4.2 and 4.3) as they lie within 400m of several bus 

stops providing a service that runs for six days a week. 

However, negligible effects are identified with regards to 

proximity to employment and services for these SA objectives, 

as none of these sites are within walking distance of any town 

centre or employment site.  

 All sites are considered to have a significant negative 

effect on Landscape Character (SA objective 4.4) within the 

Borough. Negligible effects are identified in relation to open 

space and retaining local distinctiveness. All sites are 

identified as having an uncertain negligible effect on 

previously developed land (SA objective 4.4). All sites are 

identified as have an uncertain minor negative effect on SA 

objective 4.5 (character, sense of place). NS3a, NS3b and 

NS3c are considered to have significant negative effects on 

SA objective 4.6 (protect biodiversity and geodiversity) while 

NS1 is identified as an uncertain significant negative effect. All 

sites are identified as have negligible effects on the avoidance 

of water pollution. NS3a, NS3b and NS3c are considered to 

have uncertain minor negative effects on SA objective 4.10 

(agricultural land and previously developed land) while NS1 is 

identified as having a minor negative effect with less 

uncertainty.  

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 All sites within the Newgate Street area are considered 

to have negligible effect on SA objectives 6.1, 6.3 (vitality of 

town centres) and 6.5 (mineral resources). NS3a, NS3b and 

NS3c are expected to have an uncertain significant positive 

effect on SA objective 6.6 (learning and skills) while NS1 is 

considered to have a negligible effect on this SA objective as 

the site is not within walking distance of local educational 

facilities. 

Oaklands and Mardley Heath 

 Three sites were proposed for allocation in the Draft 

Local Plan 2016 at Oaklands and Mardley Heath (31 

dwellings4). One additional site (OMH9) was identified as a 

reasonable alternative and subject to SA (12 dwellings) in 

2019. 

 ____________________________________________________________________________________________________  

4 This includes provision for six Gypsy and Traveller pitches. 

SA findings – social SA objectives (1.1, 1.2, 5.1) 

 The site is considered to have a minor positive effect in 

relation to SA objectives 1.1 and 1.2 (health). However, the 

site has a negligible effect on the amount of housing within the 

Borough, but significant positive effects are identified in 

relation to affordable housing and dwellings for older people. 

SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 The site is considered to have a negligible effect in 

relation to SA objective 2.2 (flood risk).  Significant positive 

effects are expected in relation to the proximity of transport 

services as the site is within 400m of bus stops, which may 

help to minimise air pollution and greenhouse gases (SA 

objectives 4.2 and 4.3). However, the site is considered to 

have negligible effects regarding proximity to employment and 

services.  Minor negative effects are identified for SA 

objectives 4.5 (character, sense of place), and 4.10 

(agricultural land and previously developed land). Significant 

negative effects are identified in relation to SA objective 4.6 

(protect biodiversity and geodiversity). Negligible effects are 

identified in relation to the avoidance of water pollution (SA 

objective 4.8).  

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 The site is expected to have a negligible effect on SA 

objectives 6.1, 6.3 (vitality of town centres) and 6.5 (mineral 

resources). An uncertain minor positive effect for SA objective 

6.6 (learning and skills) is identified as it is within walking 

distance of local educational facilities.  

Stanborough 

 There were no sites proposed for allocation in the Draft 

Local Plan 2016 at Stanborough. Four additional sites were 

identified as reasonable alternatives and subject to SA (499 

dwellings5) in 2019. 

SA findings – social SA objectives (1.1, 1.2, 5.1) 

 All sites are considered to have a minor positive effect 

in relation to SA objective 1.1 and 1.2 (health).  All sites are 

expected to have a negligible effect on the amount of housing 

within the Borough as they would provide less than 1% of the 

Borough’s overall housing target, but significant positive 

effects are identified in relation to affordable housing and 

dwellings for older people. 

 ____________________________________________________________________________________________________ 

5 This includes provision for five Gypsy and Traveller pitches. 
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SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 StL3 is considered to have significant positive effects in 

relation to minimising greenhouse gases and air pollution as it 

is near transport, employment and other services. A minor 

positive effect is identified for the three other sites (StL15, 

StL1 and StL17) in relation to their proximity to employment 

sites and services.  All sites are considered to have 

significant positive effects in relation to proximity to transport 

(SA objectives 4.2 and 4.3). 

 All sites are considered to have negligible effects in 

relation to open space and previously developed land (SA 

objective 4.4). A minor negative effect on Landscape 

character is also identified for all four sites within the 

Stanborough area. In relation to SA objective 4.5 (character, 

sense of place), uncertain minor negative effects are identified 

for StL15, StL1 and StL17. StL3 is the only site where an 

uncertain significant negative is identified. This is due to the 

site falling within an area of archaeological significance. For 

SA objective 4.6 (protect biodiversity and geodiversity), minor 

negative effects are identified for StL15 and StL17 while 

uncertain significant negative effects are identified for StL1 

and StL3.  

 StL15, StL1 and StL3 are considered to have negligible 

effects on the avoidance of water pollution. StL17 is the only 

site expected to have an uncertain minor negative as the site 

is located partly within an outer source protection zone.  

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 All sites have a negligible effect on SA objectives 6.1, 

6.3 (vitality of town centres) and 6.5 (mineral resources). An 

uncertain significant positive effect is identified for SA 

objective 6.6 (learning and skills) for StL15, StL1 and StL3 as 

they are within walking distance of local educational facilities. 

For SA objective 6.6 (learning and skills), an uncertain minor 

positive effect is identified for StL17. While the site lies within 

walking distance from local educational facilities, the route is 

not direct and may be unattractive to pedestrians and cyclists.  

Swanley Bar 

 There were no sites proposed for allocation in the Draft 

Local Plan 2016 at Swanley Bar. Three additional sites were 

identified as reasonable alternatives and subject to SA (159 

dwellings6) in 2019. 

 ____________________________________________________________________________________________________  

6 Where scenarios apply, only the highest capacity figure is used in the total, to 
avoid double counting. 

SA findings – social SA objectives (1.1, 1.2, 5.1) 

All sites are considered to have a minor positive effect in 

relation to SA objective 1.1 and 1.2 (health).  All sites are 

expected to have a negligible effect on the amount of housing 

within the Borough as they would provide less than 1% of the 

Borough’s overall housing target, but significant positive 

effects are identified in relation to affordable housing and 

dwellings for older people. 

SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 All sites are considered to have significant positive 

effects in relation to minimising greenhouse gases and air 

pollution as all sites are near transport services and within 

walking distance of Potters Bar town centre. Effects relating to 

open space and previously developed land are considered to 

be negligible (SA objective 4.4).  However, effects on 

landscape character and local distinctiveness are considered 

to have a minor negative effect.  

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 The site has a negligible effect on SA objectives 6.1, 6.3 

(vitality of town centres) and 6.5 (mineral resources). A 

significant positive effect is identified for SA objective 6.6 

(learning and skills) for all sites as they are within walking 

distance of local educational facilities.  

Welwyn 

 Three sites were proposed for allocation in the Draft 

Local Plan 2016 at Welwyn (67 dwellings). Three additional 

sites were identified as reasonable alternatives and subject to 

SA (99 dwellings) in 2019. 

SA findings – social SA objectives (1.1, 1.2, 5.1) 

 All sites are considered to have a minor positive effect 

in relation to SA objective 1.1 and 1.2 (health). All sites are 

expected to have a negligible effect on the amount of housing 

within the Borough as they would provide less than 1% 

towards the Borough’s overall housing target, but significant 

positive effects are identified in relation to affordable housing 

and dwellings for older people. 

SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 Negligible effects are identified for all sites in relation to 

SA objective 2.2 (flood risk). Significant positive effects are 

identified for all sites for SA objectives 4.2 and 4.3 (Proximity 

to transport services) as these sites lie in close proximity to 
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transport services which may help to minimise greenhouse 

gas emissions as well as minimising air pollution.  

 All sites are expected to have negligible effects on open 

space and previously developed land (SA objective 4.4). Minor 

negative uncertain effects are identified for Landscape 

Character while effects on Local Distinctiveness are 

considered to be minor negative.  

 Wel6 is considered to have uncertain significant 

negative effects on the conservation and enhancement of the 

Borough’s character, biodiversity and geodiversity. All sites 

are considered to have an uncertain minor negative effect on 

the avoidance of water pollution, due to all sites being located 

within a source protection zone. A minor negative effect is also 

identified for all sites in relation to SA objective 4.10 

(agricultural land and previously developed land).  

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 All sites have a negligible effect on SA objectives 6.1, 

6.3 (vitality of town centres) and 6.5 (mineral resources). A 

significant positive effect for SA objective 6.6 (learning and 

skills) is identified for all sites as they are within walking 

distance of local educational facilities.   

Welwyn Garden City 

 Thirteen sites were proposed for allocation in the Draft 

Local Plan 2015 at Welwyn Garden City (3,738 dwellings). 

Nine additional sites were identified as reasonable alternatives 

and subject to SA (1,063 dwellings, plus a 100 bed hostel and 

employment floorspace) in 2019. 

SA findings – social SA objectives (1.1, 1.2, 5.1) 

 All sites are considered to have a minor positive effect 

in relation to SA objectives 1.1 and 1.2 (health). Pea103, 

Pea105, Hol23, Pea104, Pea107 and Pea97 are considered 

to have a negligible effect on the amount of housing within the 

Borough as they would provide less than 1% of the Borough’s 

overall housing target (although for Pea104 this is mixed with 

a minor negative effect due to loss of hostel accommodation).  

Pea106, Han40a and Pea102 contribute between 1-5% of 

housing towards the Borough’s overall housing target and, as 

such, are identified as having a minor positive effect. 

Significant positive effects in relation to affordable housing and 

dwellings for older people are identified for all sites. 

SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 All sites are considered to have negligible effect on SA 

objective 2.2 (flood risk) and significant positive effects on SA 

objectives 4.2 (reducing greenhouse gas emissions) and 4.3 

(avoid and reduce air pollution) except for Hol23, which is 

considered to have minor positive effects regarding proximity 

to employment and services. 

 Negligible effects are identified in relation to Local 

Distinctiveness and open space for all sites (SA objective 

4.4).  With the exception of Hol23 , which is expected to have 

a minor positive effect, all sites are considered to have an 

uncertain significant positive effect on previously developed 

land. Uncertain effects are also identified for all sites in 

relation to Landscape Character, as urban areas were not 

included in the Landscape Sensitivity Assessment.  

 Negligible effects are identified for SA objective 4.8 

(avoid water pollution) for all sites except Hol23, which is in 

an outer source protection zone. All sites are considered to 

have uncertain minor positive effects on SA objective 4.10 

(agricultural land and previously developed land).  

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 Han40a, Hol23 and Pea104 are identified as having 

negligible effects on SA objective 6.1 (business and 

employment). All other sites are considered to have minor 

negative effects.  Pea106 is considered to have a minor 

negative uncertain effect as the site is currently within an 

existing employment area and development would result in a 

net loss of employment land. However, it would provide up to 

1,650sqm of employment space.   

 Pea106 and Pea107 are the only two sites which have 

been assessed against SA objective 6.2 (business and 

employment) and 6.4 (sustain rural communities), as they 

include provision of employment land, with both having minor 

positive and negligible effects respectively. 

 All sites are considered to have negligible effects on SA 

objectives 6.5 (mineral resources) and significant positive 

effects on SA objective 6.6 (learning and skills).  

Welham Green 

 Two sites were proposed for allocation in the Draft Local 

Plan 2016 at Welham Green (92 dwellings). Two additional 

sites were identified as reasonable alternatives (68 dwellings 

and a primary school) in 2019. 

SA findings – social SA objectives (1.1, 1.2, 5.1) 

  WeG3a is considered to have a minor positive effect in 

relation to SA objectives 1.1 and 1.2 (health). However, the 

site has a negligible effect on the amount of housing within the 

Borough, but significant positive effects are identified in 

relation to affordable housing and dwellings for older people. 

WeG17 has not been assessed against SA objective 5.1 
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(housing) as the site is being proposed as an educational 

facility.  

SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 All sites are considered to have a negligible effect in 

relation to SA objective 2.2 (flood risk). Significant positive 

effects are identified for all sites for SA objectives 4.2 

(reducing greenhouse gas emissions) and 4.3 (avoid and 

reduce air pollution). Minor negative effects are identified for 

all sites for SA objectives 4.5 (character, sense of place), 4.6 

(protect biodiversity and geodiversity), 4.8 (avoid water 

pollution) and 4.10 (agricultural land and previously developed 

land). In relation to SA objective 4.4, both sites are expected 

to have negligible effects on Open Space and minor negative 

effects on Landscape Character. WeG3a is likely to have a 

minor positive effect on Previously Developed Land while 

WeG17 is expected to have a negligible effect.  

 Regarding Local Distinctiveness, both sites are likely to 

have a minor negative effect. 

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 WeG3a is expected to have a negligible effect on SA 

objectives 6.1, 6.3 (vitality of town centres) and 6.5.  WeG17 is 

also expected to have a negligible effect on SA objectives 6.1 

and 6.5 (mineral resources) (SA objective 6.3 is not applicable 

to this site as it is being considered for and educational 

facility).  A significant positive effect for SA objective 6.6 

(learning and skills) is identified for WeG17 as it is within 

walking distance of local educational facilities. An uncertain 

significant positive effect is expected for WeG3a.  

Woolmer Green 

 There was one site proposed for allocation in the Draft 

Local Plan 2016 at Woolmer Green (150 dwellings). Three 

additional sites were identified as reasonable alternatives (151 

dwellings7) in 2019.  

SA findings – social SA objectives (1.1, 1.2, 5.1) 

 All sites within the Woolmer Green area are considered 

to have a minor positive effect on health (SA objectives 1.1 

and 1.2). All sites are also considered to have a negligible 

effect on the amount of housing within the Borough however a 

significant positive effect is identified for dwellings for older 

people and affordable housing.  

 ____________________________________________________________________________________________________  

7 Where scenarios apply, only the highest capacity figure is used in the total, to 
avoid double counting. 

SA findings – environmental SA objectives (2.2, 4.2, 4.3, 

4.4, 4.5, 4.8, 4.10) 

 WE100 is the only site where significant positive effects 

have been identified for SA objectives 4.2 (reducing 

greenhouse gas emissions) and 4.3 (avoid and reduce air 

pollution) in relation to the site’s proximity to employment and 

services. However, sites WGr7 and WGr7a do not have direct 

pedestrian access to employment sites but there is vehicular 

access, therefore a minor positive effect is expected for these 

sites.  All sites are considered to have significant positive 

effects with regards to proximity to transport (SA objectives 

4.2 and 4.3), as they lie within 400m of several bus stops 

providing a service that runs for six days a week.  

 All sites are considered to have a negligible effect on 

open space. WGr7 and WGr7a are considered to have a 

significant negative effect on Landscape Character (SA 

objective 4.4), however WE100 is identified as having an 

uncertain effect as, being an urban site, it is not assessed in 

the Landscape Sensitivity Study. WE100 is identified as 

having an uncertain significant positive effect on previously 

developed land as the site has been previously developed and 

is situated within an urban location, while WGr7 and WGr7a 

are considered to have a negligible effect.  Both WGr7 and 

WGr7a are identified as have a minor negative effect on Local 

Distinctiveness (SA objective 4.4). 

 All sites are identified as having an uncertain negative 

effect on the conservation and enhancement of the Borough’s 

character (SA objective 4.5). A negligible effect is also 

identified in the avoidance of water pollution (SA objective 

4.8). The effect on SA objective 4.6 (protect biodiversity and 

geodiversity) in relation to site WGr7 is identified as significant 

negative while WGr7a are identified as uncertain significant 

negative.  WE100 is considered to have an uncertain minor 

negative effect as the site lies between 250m to 250m of 

Marley Heath LWS. 

 For SA objective 4.10 (agricultural land and previously 

developed land), WGr7 and WGr7a are considered to have a 

minor negative effect while WE100 is considered to have an 

uncertain minor positive effect.  

SA findings – economic SA objectives (6.1, 6.2, 6.3, 6.4, 

6.5, 6.6) 

 All sites are considered to have a negligible effect on 

SA objective 6.3 (vitality of town centres) and 6.5 (mineral 

resources) while a significant positive effect is identified for SA 

objective 6.6 (learning and skills). Both WGr7 and WGr7a are 

identified as having a negligible effect in relation the supply, 

location and quality of business and sites (SA objective 6.1) 

while WE100 is considered to have a significant negative 

effect.
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Table 3.1: Summary of effects for new site options 
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Brookmans Park 

BrP34 + 0 ++ ++ ++ ++ 0 -? +? 0 -? --? 0 - + ++ ++ + 0 0 +? 0 ++? 

BrP5 + 0 ++ ++ ++ ++ 0 --? 0 -- --? --? -? - + ++ ++ 0 N/A 0 N/A 0 ++? 

Cuffley  

Cuf15 + - ++ ++ ++ ++ 0 -? 0 - -? -? 0 - + ++ ++ 0 N/A 0 N/A 0 ++? 

Cuf12a + 0 ++ ++ ++ ++ 0 --? 0 - -? -? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

Hatfield 

HE17 + 0 ++ ++ ++ ++ 0 ? ++? 0 -? -? -? +? 0 ++ ++ 0 N/A ++ N/A 0 ++? 

HC08 + 0 ++ ++ ++ ++ 0 ? ++? 0 -? 0 -? +? 0 ++ ++ 0 N/A ++ N/A 0 ++? 

HC11 ++ 0 ++ ++ ++ ++ 0 ? ++? 0 -? 0 -? +? 0 ++ ++ 0 N/A ++ N/A 0 ++? 

HSW94 + 0 ++ ++ ++ ++ 0 ? 0 0 0 ? -? -? 0 ++ ++ 0 N/A + N/A 0 ++? 

HSW92 + 0 ++ ++ ++ ++ 0 ? ++? 0 -? -? -? +? 0 ++ ++ 0 N/A + N/A 0 ++? 

Hat20 0 0 + ++ N/A ++ 0 ? 0 - 0 --? 0 -- N/A N/A N/A ++? 0 0 0 0 N/A  
Little Heath 

LHe5 + 0 ++ ++ ++ ++ 0 -? +? - --? -? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

LHe3 + 0 ++ ++ ++ ++ 0 --? 0 -- -? 0 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

LHe4 + 0 ++ ++ ++ ++ 0 -? 0 - -? -? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

LHe4/5 + 0 ++ ++ ++ ++ 0 -? +? - --? -? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

Lemsford 

StL16 + 0 0 ++ 0 ++ 0 -? 0 0 -? -- 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

StL13 + 0 + ++ + ++ 0 -? 0 0 -? --? -? - 0 ++ ++ 0 N/A 0 N/A 0 ++? 
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Northaw  

Nor13 + 0 0 ++ 0 ++ 0 --? 0 -- --? -- 0 - 0 0 ++ 0 N/A 0 N/A 0 ++? 

Nor13a + 0 0 ++ 0 ++ 0 --? 0 -- --? -- 0 - 0 0 ++ 0 N/A 0 N/A 0 ++? 

Newgate Street 

NS1 + 0 0 ++ 0 ++ 0 --? 0 0 -? --? 0 - 0 ++ ++ 0 N/A 0 N/A 0 0 

NS3a + 0 0 ++ 0 ++ 0 --? 0? 0 -? -- 0 -? 0 ++ ++ 0 N/A 0 N/A 0 ++? 

NS3b + 0 0 ++ 0 ++ 0 --? 0? 0 -? -- 0 -? 0 ++ ++ 0 N/A 0 N/A 0 ++? 

NS3c + 0 0 ++ 0 ++ 0 --? 0? 0 -? -- 0 -? 0 ++ ++ 0 N/A 0 N/A 0 ++? 

Oaklands and Mardley Heath 

OMH9 + 0 0 ++ 0 ++ 0 0 0 - -? -- 0 - 0 ++ ++ 0 N/A 0 N/A 0 +? 

Stanborough 

StL15 + 0 + ++ + ++ 0 -? 0 ? -? -? 0 - 0 0 ++ 0 N/A 0 N/A 0 ++? 

StL1 + 0 + ++ + ++ 0 -? 0 0 -? --? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

StL17 + 0 + ++ + ++ 0 -? 0 0 -? -? -? - ++ 0 0 0 N/A 0 N/A 0 +? 

StL3 + 0 ++ ++ ++ ++ 0 -? 0 - --? --? 0 -- + ++ ++ 0 N/A 0 N/A 0 ++? 

Swanley Bar 

SB1b + 0 ++ ++ ++ ++ 0 -? 0 - --? -? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

SB1a + 0 ++ ++ ++ ++ 0 -? 0 - --? -? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

SB1 + 0 ++ ++ ++ ++ 0 -? 0 - --? --? 0 - + ++ ++ 0 N/A 0 N/A 0 ++? 

Welwyn 

Wel16 + 0 + ++ + ++ 0 -? 0 - -? -? -? - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

Wel6 + 0 + ++ + ++ 0 -? 0 - --? --? -? - 0 ++ ++ 0 N/A 0 N/A 0 ++? 
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Wel14b + 0 + ++ + ++ 0 -? 0 - -? -? -? - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

Welwyn Garden City 

Pea103 + 0 ++ ++ ++ ++ 0 ? ++? 0 -? -? 0 +? 0 ++ ++ - + + N/A 0 ++? 

Pea105 + 0 ++ ++ ++ ++ 0 ? ++? 0 0 -? 0 +? 0 ++ ++ - N/A + N/A 0 ++? 

Pea106 + 0 ++ ++ ++ ++ 0 ? ++? 0 0 --? 0 +? + ++ ++ -? + + 0 0 ++? 

Han40a + 0 ++ ++ ++ ++ 0 ? ++? 0 --? --? 0 +? + ++ ++ 0 N/A ++ N/A 0 ++? 

Hol23 + 0 + ++ + ++ - ? +? 0 -? -? -? +? 0 ++ ++ 0 N/A 0 N/A 0 ++? 

Pea104 + 0 ++ ++ ++ ++ 0 ? ++? 0 -? -? 0 +? 0/- ++ ++ 0 N/A + N/A 0 ++? 

Pea107 + 0 ++ ++ ++ ++ 0 ? ++? 0 0 --? 0 +? 0 ++ ++ - + + 0 0 ++? 

Pea97 + 0 ++ ++ ++ ++ 0 ? ++? 0 0 -? 0 +? 0 ++ ++ - N/A + N/A 0 ++? 

Pea102 + 0 ++ ++ ++ ++ 0 ? ++? 0 --? --? 0 +? + ++ ++ - N/A + N/A 0 ++? 
Welham Green 

WeG3a + 0 ++ ++ ++ ++ 0 -? +? - -? -? -? - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

WeG17 + 0 ++ ++ ++ ++ 0 -? 0 - -? -? -? - N/A N/A N/A 0 N/A N/A N/A 0 ++ 

Woolmer Green 

WGr7 + 0 + ++ + ++ 0 --? 0 - -? -- 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

WGr7a + 0 + ++ + ++ 0 --? 0 - -? --? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

WE100 + 0 ++ ++ ++ ++ 0 ? ++? 0 -? -? 0 +? 0 ++ ++ -- N/A 0 N/A 0 ++? 
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Overview 

 This chapter summarises the implications of updates to 

the evidence base for those sites assessed in the 2016 SA, as 

well as implications of changes to the number of houses 

proposed on some sites. The updated evidence base 

consisted of updated SFRA work, updated Landscape 

Sensitivity Assessment and updated Green Belt Assessment 

work.  Updates to the evidence base do not affect all sites, 

therefore this chapter focuses on those sites for which the 

updates are relevant.   

 In addition, some sites assessed in previous iterations of 

the SA are no longer considered reasonable: sites HS7/Hal02 

and GTLAA09 were withdrawn and some sites previously 

considered as reasonable alternatives were not repromoted in 

2019 (Hat5, Hat11 (Scenario 2), Hat 11 (Scenario 3), HC94, 

WGr2 and Cuf4).  In addition, the estimated capacity of site 

OMH7 decreased to 2 dwellings, which is too small to allocate 

in the plan. 

 A summary of the changes to dwelling capacity and 

changes other than evidence base, such as site size or 

boundaries, is given in Table 4.1 below. 

Table 4.1: Summary of changes to site options assessed 
in 2016 

Site Previously 
assessed 
dwelling 
capacity 

Revised 
dwelling 
capacity 

Other changes 

Creswick 

HS2/WGC1 

290 300  

NE of Welwyn 
Garden City 

WGC4(a) 

N/A (this is 
a sub-parcel 
of WGC4 
(scenario 
3)) 

75 Boundary 
change – this is 
a sub-parcel of 
the northern 
part of the site 
SA’d in 2016. 

Unit 1-3 
Welham 
Manor 

WeG1 

10 10-16  

Pooleys Lane 

WeG12 

59 83 Boundary 
change – larger 
site 

-  

Chapter 4   
Appraisal of Previously 
Assessed Sites  
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Site Previously 
assessed 
dwelling 
capacity 

Revised 
dwelling 
capacity 

Other changes 

Land west of 
Brookmans 
Park Railway 
Station 

HS22/BrP4 

250 300  

Upper Bell 
Lane Farm 

BrP1 

100 104  

Land at 
Bluebridge 
Road 

BrP6 

234 210  

Peplins Wood 

BrP12 
(scenario 1) 

110 125  

Peplins Wood 

BrP12 
(scenario 2) 

110 125 Boundary 
change – slightly 
larger site 

Land South of 
Northaw Road 
East 

HS28/Cuf6 

108 121  

Land North of 
Northaw Road 
East 

HS29/Cuf12 

  Boundary 
change – 
amended 
boundary for 
larger site, 
excluding the 
area assessed 
in 2016, 
therefore this 
has been 
assessed as an 
additional site 
(see above).  
The assessment 
in this chapter is 
based on the 
previous, 
smaller site 
boundary. 

Land North of 
Northaw Road 
East 

Cuf5 

440 376-412 Boundary 
change – 
excludes the 
part of the site 
covered by 
Cuf12. 

North-west of 
Cuffley Hills 
farm 

33 32  

Site Previously 
assessed 
dwelling 
capacity 

Revised 
dwelling 
capacity 

Other changes 

Cuf10 

North West 
Hatfield 

SDS5 Hat1 & 
Hat13 

1,750 
dwellings, 
10-15 
pitches and 
13,900sqm 
employment 
floorspace 

1,750 
dwellings, 
15 pitches 
and 
13,900sqm 
employment 
floorspace 

 

School Lane 

HS20 / Wel3 

7 9  

 All previous site assessments were reviewed to see if 

the change in housing target affected whether the site crossed 

the threshold of providing less than 1%, 1-5%, or more than 

5% of the housing need.  However, the scores for SA 

objective 5.1 (housing) did not need to be updated for any 

sites other than those included in Table 4.2 below.  The 

locations of these sites can be seen in Figure 5.1 to Figure 

5.8 in Chapter 5. 

Summary of implications for the SA 

 Changes were recorded against a number of sites, 

although most of these were limited to one or two 

objectives.  Most changes relate to the updated Landscape 

Sensitivity Study and the updated Green Belt Study. 

 For sites in Welwyn Garden City, Oaklands and Mardley 

Heath, Welham Green and Cuffley, likely effects with regards 

to SA objective 4.4 (protect and enhance open space and 

landscape character, retaining local distinctiveness) have 

generally moved from being significant to minor negative.  In 

these settlements around 18 effects that were previously 

assessed as likely to be significant negative are now 

considered minor negative or negligible, particularly with 

regards to SA objective 4.4, retaining local distinctiveness, 

across the Borough.  The reverse is true for six effects 

identified.  Notably, for sites in Woolmer Green, landscape 

effects (SA objective 4.4), that were previously not considered 

to be significant are now likely to be significant negative.  Two 

effects have gone from being significant positive to minor 

positive (SA objective 4.4 (previously developed land) for 

HS19/Wel4 and SA objective 6.2 for SDS5/Hat1 & Hat13), due 

to corrections to the previous assessments.   

 Five effects have gone from being negligible to 

significant positive (SA objective 5.1 (affordable housing) for 

WeG1 and SA objectives 4.2 and 4.3 (proximity to 

employment) for BrP6 and HS20/Wel3), due to changes in the 

capacity of WeG1 and corrections to the previous 

assessments.   
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 Updates to the SFRA only affected the assessment of a 

single site, BrP4.  This changed from a negligible effect (0) 

against SA objective 2.2 (flood risk) to a minor negative effect 

(-) as 5% of the site is now identified as being in Flood Zone 3. 

 A summary of changes is presented in Table 4.2 below.  

 Table 4.3 summarises the likely effects now expected 

for these sites. 

 During this re-assessment, some minor errors in the 

2016 SA were identified.  These are listed below: 

◼ WeG4a, Marshmoor: Minor positive uncertain effects 

(+?) should have been identified against SA objective 

6.6 (Provide access to training, skills development and 

lifelong learning to meet identified needs), rather than 

significant positive uncertain. 

◼ Pea02b and Pea02c were incorrectly identified as being 

within Welwyn Garden City town centre, when they are 

actually adjacent to it.  However, this does not change 

the effects identified as they are still within close 

proximity to the town centre. 

Table 4.2: Summary of changes to 2016 site assessments 

Site Change 

Welwyn Garden City 

Creswick HS2/ WGC1 SA Objective 4.4 Local Distinctiveness has changed from 
uncertain significant negative (--?) to minor negative (-). 

SE of Welwyn Garden City (Birchall Garden Suburb) 

SDS2/ WGC5 

SA Objective 4.4 Local Distinctiveness has changed from 

uncertain significant negative (--?) to minor negative (-). 

NE of Welwyn Garden City WGC4(a) SA Objective 5.1 Amount of Housing has changed from 

significant positive (++) to negligible (0). 

Hatfield 

Land west of Bramble Way (Road) HS13/ Hat19 

(Scenario 1) 

No changes. 

North West Hatfield SDS5 / Hat 1 & Hat 13 SA objective 6.2 has changed from significant positive (++) to 

minor positive (+) (was previously recorded incorrectly). 

Land at Southway HS11/Hat11 (Scenario 1) SA Objective 4.4 Retaining Local Distinctiveness has changed 

from significant negative (--) to minor negative (-). 

Woolmer Green 

Land East of London Road HS15/ WGr1 SA Objective 4.4 Landscape Character has changed from 

uncertain minor negative (-?) to uncertain significant negative (--

?).  

SA Objective 4.4 Retaining Local Distinctiveness has changed 

from minor negative (-) to significant negative (--).  

Land adjacent to 52 London Road, Knebworth WGr3 SA Objective 4.4 Landscape Character has changed from 

uncertain minor negative (-?) to uncertain significant negative (--

?). 

Oaklands and Mardley Heath 

2 Great North Road HS16/OMH8 SA Objective 4.4 Landscape Character has changed from 

uncertain significant negative (--?) to negligible (0). 

SA Objective 4.4 Retaining Local Distinctiveness has changed 

from negligible (0) to minor negative (-). 
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Site Change 

Land rear of 2 – 12 Great North Road HS17/ OMH5 SA Objective 4.4 Landscape Character has changed from 

uncertain significant negative (--?) to negligible (0). 

SA Objective 4.4 Retaining Local Distinctiveness has changed 

from minor negative (-) to negligible (0). 

Four Oaks, Great North Road HS32/ GTLAAA04   SA Objective 4.4 Landscape Character has changed from 

uncertain (?) to negligible uncertain (0?). 

Welwyn 

School Lane HS20/Wel3 SA Objectives 4.2 and 4.3 Proximity to transport and services 

has changed from negligible (0) to significant positive (++). 

Sandyhurst HS19/ Wel4 SA Objective 4.4 Previously Developed Land – the Council has 

now identified that the site consists only partly of previously 

developed land, therefore the likely effect has changed from 

significant positive uncertain (++?) to minor positive uncertain 

(+?). 

The Vineyards, Codicote Road HS18/ Wel11 SA Objective 4.4 Retaining Local Distinctiveness has changed 

from significant negative (--) to minor negative (-). 

Fulling Mill Lane RA / Wel15 SA Objective 4.4 Retaining Local Distinctiveness has changed 

from significant negative (--) to minor negative (-). 

Land at Kimpton Road / Wel1 SA Objective 4.4 Retaining Local Distinctiveness had changed 

from significant negative (--) to minor negative (-). 

Land adjoining Welwyn Cemetery / Wel2 SA Objective 4.4 Retaining Local Distinctiveness had changed 

from significant negative (--) to minor negative (-). 

Welham Green 

Foxes Lane HS35/ GLTAA01 SA Objective 4.4 Retaining Local Distinctiveness has changed 

from minor negative (-) to negligible (0). 

Unit 1-3 Welham Manor WeG1 SA Objective 4.4 Landscape Character has changed from minor 

negative (-) to negligible (0). 

SA Objective 4.4 Retaining Local Distinctiveness has changed 

from negligible (0) to minor negative (-). 

SA Objective 5.1 Affordable Housing has changed from 

negligible (0) to significant positive uncertain (++?) based on an 

increased dwelling capacity range. 

Land at Welham Manor WeG3 SA Objective 4.4 Previously Developed Land – it has been 

recognised that the site consists partly of previously developed 

land, therefore the likely effect has changed from negligible (0) 

to minor positive uncertain (+?). 

Skimpans Farm, Bulls Lane WeG6 SA Objective 4.4 Retaining Local Distinctiveness has changed 

from significant negative (--) to minor negative (-). 

Dixon Hill Road WeG10 No changes. 
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Site Change 

Potterells Farm Welham Green WeG15 SA Objective 5.1 Amount of Housing has changed from minor 

positive (+) to negligible (0) due to changes to the total housing 

figure. 

Pooleys Lane Welham Green WeG12 No changes. 

Marshmoor SDS7/WeG4b SA Objective 4.4 Retaining Local Distinctiveness has changed 

from minor negative (-) to negligible (0). 

It has also been recognised that the site is not within 1,400m of 

Hatfield town centre (as was stated in 2016), therefore the score 

for SA Objective 6.3 has been amended from minor positive (+) 

to negligible (0). 

Brookmans Park 

Land west of Golf Club Road HS21/BrP13 No changes. 

Land east of Golf Club Road HS23 / BrP14 No changes. 

Upper Bell Lane Farm BrP1 SA Objective 4.4 Retaining Local Distinctiveness has changed 

from significant negative (--) to negligible (0). 

Land at Bluebridge Road, Brookmans Park BrP6 SA Objective 4.4 Landscape Character has changed from minor 

negative (-) to significant negative (--). 

It has been recognised that there is an industrial area located 

around 700m south of the site in Hertsmere, therefore scores for 

SA Objectives 4.2 and 4.3 in relation to proximity to employment 

and services, have changed from negligible (0) to significant 

positive (++). 

Peplins Wood BrP12 (Scenario 1) SA Objective 4.4 Landscape Character has changed from 

significant negative (--) to minor negative (-). 

SA Objective 4.4 Retaining Local Distinctiveness has changed 

from significant negative (--) to minor negative (-). 

Peplins Wood BrP12a (Scenario 2)8 SA Objective 4.4 Landscape Character has changed from 

significant negative (--) to minor negative uncertain (-?). 

SA Objective 4.4 Retaining Local Distinctiveness has changed 

from significant negative (--) to minor negative (-). 

SA Objective 4.8 Avoid Water Pollution has changed from minor 

negative (-) to negligible (0). 

Land west of Brookmans Park Railway Station 

HS22/BrP4 

SA Objective 2.2 has changed from negligible (0) to minor 

negative (-). 

SA objective 5.1 Amount of Housing has changed from 

negligible (0) to minor positive (+) due to an increase in dwelling 

capacity from 250 to 300. 

 ____________________________________________________________________________________________________  

8 This site has a slightly different site boundary to that previously assessed. 
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Site Change 

Little Heath 

Land North of Hawkshead Road HS25/ LHe1 SA Objective 4.4 Retaining Local Distinctiveness has changed 

from negligible (0) to minor negative (-). 

Land south of Hawkshead Road HS24/BrP7 SA Objective 4.4 Landscape Character has changed from minor 

negative uncertain (-?) to significant negative (--). 

Cuffley 

The Meadway HS27/ Cuf1 SA Objective 4.4 Landscape Character has changed from minor 

negative (-) to negligible (0). 

Land South of Northaw Road East HS28/Cuf6 SA Objective 4.4 Retaining Local Distinctiveness has changed 

from negligible (0) to minor negative (-). 

Wells Farm HS30/ Cuf7 SA Objective 4.4 Landscape Character has changed from minor 

negative (-?) to significant negative (--?). 

SA Objective 4.4 Previously Developed Land – the Council has 

now identified that the site consists only partly of previously 

developed land, therefore the likely effect has changed from 

significant positive uncertain (++?) to minor positive uncertain 

(+?). 

Land West at Northaw Road East Cuf5 SA Objective 4.4 Retaining Local Distinctiveness has changed 

from significant negative (--) to minor negative (-). 

North west of Cuffley Hills Farm RA Cuf10 SA Objective 4.4 Retaining Local Distinctiveness has changed 

from significant negative (--) to minor negative (-). 

Land at Northaw Road East HS29 / Cuf12 SA Objective 4.4 Retaining Local Distinctiveness has changed 

from significant negative (--) to minor negative (-). 

Rural Areas 

Barbaraville HS33/ GTLAA08 SA Objective 4.4 Landscape Character has changed from minor 

negative (-) to significant negative (--). 

Symondshyde SDS6/Hat15 SA Objective 4.4 Retaining Local Distinctiveness has changed 

from minor negative (-) to negligible (0). 
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Table 4.3: Summary of effects for revised site assessments 
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HS2 /WGC1 + 0 ++ ++ ++ ++ 0 -? 0 - 0 --? -? - + ++ ++ 0 N/A 0 N/A 0 ++ 

SDS2/ WGC5 + 0 ++ ++ ++ ++ 0 -? 0 - --? --? -? - + ++ ++ 0 N/A 0 N/A 0 ++? 

WGC4(a) + 0 ++ ++ ++ ++ --? -? +? - --? --? -? +? 0 ++ ++ ? N/A 0 N/A 0 ++? 

HS13/ Hat19 
(Scenario 1)  

+ 0 ++ ++ ++ ++ 0 -? 0 -- -? -? -? -- 0 ++ ++ 0 
N/A 

0 
N/A 

0 ++ 

HS15/ WGr1 + 0 ++ ++ ++ ++ 0 --? 0 -- --? -? 0 - + ++ ++ 0 N/A 0 N/A 0 ++? 

HS17/ OMH5 + 0 + ++ + ++ 0 0 0 - 0 --? 0 0 0 ++ ++ 0 N/A 0 N/A 0 ++? 

WGr3 + 0 ++ ++ ++ ++ 0 --? 0 -- 0 0 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

HS16/ OMH8 + 0 0 ++ 0 ++ 0 0 ++? - 0 -? 0 +? 0 0 ++ 0 N/A 0 N/A 0 ++? 

HS32/ GTLAAA04   + 0 0 ++ 0 ++ 0 0? ++? - 0 --? 0 +? ++ 0 0 0 N/A 0 N/A 0 ++? 

HS20/ Wel3 + 0 + ++ + ++ 0 -? ++? - -? -? -? +? 0 0 ++ 0 N/A 0 N/A 0 ++? 

HS19/Wel4 + 0 + ++ + ++ 0 -? +? - -? -? -? +? 0 ++ ++ 0 N/A 0 N/A 0 ++? 

HS18/ Wel11 + 0 + ++ + ++ 0 -? 0 - 0 --? -? - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

Wel15 + 0 + ++ + ++ 0 -? 0 - --? --? -? - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

Wel1 + 0 + ++ + ++ 0 -? 0 - --? --? -? - + ++ ++ 0 N/A 0 N/A 0 ++? 

Wel2 + 0 + ++ + ++ 0 -? 0 - --? --? -? - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

HS35/ GTLAA01 + 0 ++ ++ ++ ++ 0 -? 0 0 -? --? 0 - ++ 0 0 0 N/A 0 N/A 0 ++? 

WeG1  + 0 ++ ++ ++ ++ 0 0 ++? - 0 -? -? +? 0 ++? ++ 0 N/A 0 N/A 0 ++? 
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WeG3 + 0 ++ ++ ++ ++ 0 -? +? - -? -? -? - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

WeG6  + - ++ ++ ++ ++ 0 -? 0 - --? --? -? - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

WeG10  + 0 ++ ++ ++ ++ 0 -? 0 - 0 --? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

WeG15 + 0 ++ ++ ++ ++ 0 -? +? - -? --? -? - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

HS21/BrP13  + 0 0 ++ 0 ++ --? -? 0 - 0 --? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

HS23 / BrP14  + 0 0 ++ 0 ++ 0 -? 0 - 0 --? 0 - 0 0 ++ 0 N/A 0 N/A 0 ++? 

BrP1  + 0 0 ++ 0 ++ 0 -? 0 0 --? --? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

BrP6 + 0 ++ ++ ++ ++ 0 --? 0 -- --? --? -? - + ++ ++ 0 N/A 0 N/A 0 ++? 

BrP12 (Scenario 1)  + 0 + ++ + ++ 0 -? 0 - 0 --? -? - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

HS25/LHe1 + 0 ++ ++ ++ ++ 0 -? +? - --? -? 0 -/+ 0 ++ ++ 0 N/A 0 N/A 0 ++? 

HS27/ Cuf1 + 0 ++ ++ ++ ++ 0 0 0 - 0 --? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

HS28/ Cuf6 + 0 ++ ++ ++ ++ 0 -? 0 - 0 ? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

HS30/Cuf7  + - ++ ++ ++ ++ 0 --? +? - 0 ? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

Cuf5 + 0 0 ++ 0 ++ 0 --? 0 - 0 --? 0 - + ++ ++ 0 N/A 0 N/A 0 ++? 

Cuf10 + 0 0 ++ 0 ++ 0 --? 0 - 0 --? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

HS29/ Cuf12 + 0 ++ ++ ++ ++ 0 --? 0 - 0 ? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

HS33/ GTLAA08 + 0 ++ ++ ++ ++ 0 -? 0 - -? -? -? -? ++ 0 0 0 N/A 0 N/A 0 +? 

BrP12 (Scenario 2) + 0 + ++ + ++ 0 -? 0 - 0 --? 0 - 0 ++ ++ 0 N/A 0 N/A 0 ++? 

WeG12 + 0 ++ ++ ++ ++ 0 -? 0 - 0 --? 0 - 0 ++ ++ 0 
N/A 

0 
N/A 

0 ++? 
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Overview 

 This chapter presents the assessment of alternative 

strategic options for growth identified by the Council.   Policy 

SP2 has now been updated in light of the proposed approach 

(see Error! Reference source not found. for details). 

 Since the submission of the Local Plan WHBC has 

continued to update the evidence base in relation to housing 

and employment need.  The Council commissioned Turleys to 

update the Strategic Housing Market Assessment in 20179, 

and this identified the Objectively Assessed Housing Need to 

be 800 dwellings per year.   

 Following the Inspector’s request at the Examination, 

WHBC sought to identify additional sites for inclusion in the 

Local Plan through a call for sites in January 2019.  

 Further work has been undertaken by Turleys in 2019 to 

ensure that the Council’s evidence of housing need has been 

updated to consider the implications of the latest available 

household projections10.  This analysis concluded that the 

OAN of 800 dwellings per year remains appropriate for 

Welwyn Hatfield, and for a plan period up to 2034.  

 With a 20 year plan period of 2016-2036, assuming 

adoption in 2021, the total OAN would be 16,000 dwellings.     

 The evidence base has also been updated in relation to 

the need for employment land.  The Council commissioned its 

consultants Aecom to update the forecasts for economic 

growth for the submitted plan period and for a revised plan 

period. Taking into account the Inspector’s concerns about 

commuting rates the Council also asked its consultants to look 

at the need for jobs resulting from an increase in population 

over the submitted plan period and the implications for a 

revised plan period. This review was published as two 

technical notes in July 2019 ‘Labour Demand Scenarios’ and 

‘Population based scenario’11.  This work concluded that the 

total need for employment space is 65,290 sqm, which 

equates to around an additional 12ha, if the population based 

scenario is followed. 

 ____________________________________________________________________________________________________ 

9 Welwyn Hatfield Borough Council Strategic Housing Market Assessment 
Update 2017 (HOU/21)  
10 Implications of the 2016-based SNPP and SNHP on the Welwyn Hatfield OAN 
2019 (EX103A), & Implications of a new plan period on the calculated housing 
need, 2019 (EX103B).   
11 Welwyn_Hatfield_Employment_Land_Technical_Note_-
_Labour_demand_scenarios (EX104A) & 
Welwyn_Hatfield_Employment_Land_Technical_Note_-_Population-
based_scenario (EX104B) 

-  
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Developing Strategic Growth Options 

 As with the Submission Local Plan, the revised housing 

target is informed both by the OAN, and by consideration of 

potential allocations (strategic and smaller sites), and their 

deliverability.  This has included the impact of allocating land 

on environmental, economic and social policy objectives, as 

informed by the SA, HELAA and more detailed Green Belt 

Review work.  As for the Submission Local Plan, there has 

therefore been a combination of a site based (suitability and 

deliverability of sites) and need based (OAN) approach to 

identifying the housing target.   

 The housing target is intrinsically linked to the settlement 

strategy which is considered further below.  

 To arrive at the revised housing target four strategic 

options have been developed and subject to a high level 

appraisal against the SA objectives.  These are the 

reasonable alternatives identified in relation to the amount of 

housing and employment land to be provided in the plan 

(Policy SP2).  They have been identified to test the effects of a 

range of options for housing and employment land delivery 

against the SA’s sustainability objectives.  This approach is in 

line with the requirement of the SEA Regulations (2004) to 

assess reasonable alternatives to the plan, which is reflected 

in the Planning Practice Guidance.   

 For each strategic option the starting point is the 

Submission Local Plan.  Sites were then added to or excluded 

from the options as set out below.  The options identify the 

difference in housing numbers which would result from 

including or excluding sites which, if developed, would result in 

high harm to the Green Belt.  This is a key issue for the 

borough, as all land outside the main settlements and 

excluded villages is designated as Green Belt, and therefore, 

a range of options which would result in more or less harm to 

the Green Belt (as established through a separate Green Belt 

Review, and site selection exercise) have been tested against 

sustainability objectives.   

 The options range from a shortfall of around 1,000 

homes below the OAN (Option 2), to an option which would 

deliver over 1,800 more homes than the OAN (Option 4), and 

include an Option which is close to the OAN (Option 1).  Each 

of the options includes employment land which would 

contribute towards the requirement of the population based 

scenario, and to retain the current balance of homes and jobs, 

but none would fully meet that requirement.  The options differ 

in their approach to employment land: protecting existing sites, 

or releasing some employment sites for housing.  In relation to 

employment land, all options would result in a slight shortfall 

against the 12ha required, with Option 3 having the smallest 

shortfall: this would be achieved by protecting three town 

centre sites and one village employment site, while the other 

options would release these for housing. 

 The strategic options are detailed below: 

◼ Option 1 – Preferred Option:  15,952 dwellings.  As the 

Submission Local Plan, but adds new sites from the call 

for sites (resubmitted or new sites) which are considered 

suitable for development by the Council following site 

selection work. Excludes resubmitted or new sites 

whose development would result in high harm to the 

Green Belt (high harm sites), and any other sites which 

have been ruled out in the site selection 

exercise.  Allows four town centre and one village 

employment sites to be released for housing leaving a 

shortfall of 1.63ha towards the population based 

employment land requirement. 

◼ Option 2 – Avoid high harm to the Green Belt: 14,958 

dwellings.  As Option 1, but excluding Submission Local 

Plan sites with high harm ratings (part of a strategic 

urban extension site (reducing it by 450 homes), and 

four sites in two of the larger villages) in relation to the 

Green Belt.  

◼ Option 3 – Protect employment sites: 15,361 

dwellings.  As Option 1, but excluding five employment 

sites, leaving a shortfall of 0.80ha.   This option protects 

existing employment sites and does not release these 

for housing.  

◼ Option 4 – High harm to the Green Belt: 17,827 

dwellings.  As Option 1, plus re-submitted or new sites 

with high harm ratings in relation to the Green Belt (17 

sites). 

 For each option just over 4,000 homes are already 

committed, including sites with planning permission, and this 

figure also includes an allowance for windfalls.  The remaining 

homes are proposed as allocations in the Local Plan. 

 The Strategic Options are shown in Figure 5.1 to Figure 

5.8 in this SA Addendum, and described in more detail in the 

Site Selection Topic Paper.  

SA Findings for Strategic Growth Options 

 The high level appraisal considered whether the 

difference in the number of homes to be provided under each 

option would result in a different effect when considered 

against the SA objectives.  It also considered whether the 

different approaches to employment land would result in 

different effects.  The results are presented in Table 5.1 and 

summarised below.   

 Each option would provide for a significant number of 

new homes, and an increase over the provision within the 

Submission Local Plan. Option 4 is the only option which 

would meet (and exceed) the OAN of 16,000 homes, however, 

Option 1 would come very close, providing for 15,952 homes. 

Option 3 would provide for 15,361, a shortfall of around 640 
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homes.   Options 1, 3 and 4 would therefore result in 

significant positive effects towards providing the right amount 

of homes to meet local needs, including affordable housing, 

and homes for older people (SA objective 5.1).  Option 2 

(14,958 homes) would result in a significant shortfall against 

the OAN, and is therefore scored only minor positive.  Option 

2 would provide for 450 fewer homes at one of the strategic 

urban extension sites, as well as four fewer sites in the larger 

villages, which would result in the delivery of less affordable 

housing and supporting infrastructure.     

 The associated benefits of increased provision of 

affordable housing (and associated supporting infrastructure, 

and employment growth, is reflected in significant positive 

effects for Options 1, 3 and 4 in relation to reduced health 

inequalities (SA objective 1.1).  

 The provision of sufficient sites to meet the needs of 

businesses to foster employment growth would result in 

significant positive effects under objective 6.1 for Option 3, 

and minor positive for Options 1, 2 and 4 reflecting the 

shortfall against the target.   

 The large scale of housing and employment growth in 

and around the main towns has the potential to have 

significant positive effects on the vitality and attraction of 

Welwyn Garden City and Hatfield town centres, supporting a 

revitalised retail offering, alongside complimentary town centre 

uses including housing and employment (objective 6.3). 

 Options 1, 3 and 4 are expected to have significant 

positive effects in supporting training and apprenticeships 

associated with new development, as well as providing greater 

access to education and learning for new residents (objective 

6.6), with Option 2 expected to have a minor positive effect, 

reflecting the lower amount of housing in this Option.  

 The greater level of development in Option 4 is expected 

to have a significant positive effect on sustaining rural 

communities and businesses through increased numbers of 

homes around the villages, with the other options expected to 

have a minor positive effect.  These effects are expected to be 

mixed, with negative effects likely in relation to rural character, 

particularly due to the greater volume of development in 

Option 4. 

 Planning for growth on this scale is likely to lead to 

significant negative effects in relation to SA objectives which 

seek to reduce impacts on the environment, and protect 

natural and historic assets for all options.  Potential significant 

negative effects are expected in relation to greenhouse 

emissions from built development (all Options) and transport 

(Options 1 and 4), and there is potential for negative effects 

from air pollution from traffic (SA objectives 4.1, 4.2, 4.3) 

(Options 1 and 4 in particular).  All options would result in 

significant negative effects in relation to water consumption 

(SA objective 4.7), with all Options likely to have minor 

negative effects on water pollution (SA objective 4.8) and in 

relation to flood risk (SA objective 2.2).  Mitigation, which is 

expected to reduce negative effects, will include other 

Proposed Submission Local Plan policies (e.g. SP10: 

Sustainable Design and Construction, SP4: Transport and 

Travel and SADM3: Sustainable Travel for all), the location of 

proposed development which seeks to encourage sustainable 

travel, and technological improvements which are expected to 

reduce air pollution from traffic. 

 In relation to the likely impacts on open space, 

landscape character and local distinctiveness, historic 

environment, biodiversity and geodiversity (SA objectives 4.4, 

4.5, 4.6), all options would result in mixed negative and minor 

positive effects, with Options 1 and 4 more likely to result in 

significant negative effects on these assets due to the greater 

use of greenfield land for development under these scenarios.  

Options 1 and 4 are also more likely to result in significant 

negative effects in relation to the efficient use of land and 

impacts on high quality agricultural land (SA objective 4.10), 

for the same reason.  

 Overall, Option 4 is likely to have both greater social and 

economic benefits in terms of housing provision and flexible 

employment development, but proportionately greater 

negative effects in terms of the environmental impacts of 

development.  Planning for significantly more homes than 

required (around 1,700) without an equivalent provision for 

employment growth would result in an imbalance between 

homes and jobs, and likely result in higher levels of 

commuting out of the area. 

 Option 2 would result in a significant shortfall in terms of 

housing provision of around 1,180 homes.   

 Option 3 would fall short of the housing need by around 

780 homes, but would deliver a smaller shortfall in 

employment land than the other options.   

 Option 1 would result in a much smaller housing shortfall 

of around 50 homes, and while protecting employment sites 

which meet the needs of businesses, would release others for 

housing in sustainable locations.  Option 1 would therefore be 

closer to meeting Welwyn Hatfield’s need for housing, which 

would deliver associated social and economic benefits.   

  All options would result in significant environmental 

effects due to the scale of development required.  The 

mitigation provided in local plan policies, careful 

masterplanning, the delivery of necessary supporting 

infrastructure and good practice construction would help to 

minimise these impacts.  

SA Findings for Policy SP 2: Targets for Growth 

 Policy SP2 is proposed to be updated to reflect Strategic 

Option 1, referring to an updated plan period (2016 to 2036) 

and an updated housing target of 15,952 dwellings over the 
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plan period.  It also now refers to delivery of 1,300 new 

dwellings to the east of Welwyn Garden City in East Herts, 

rather than 1,350. 

 Policy SP 2 was previously assessed as having a mixed 

significant positive and minor negative effect, with uncertainty, 

for SA objective 5.1 (housing), as the policy provided for a 

substantial amount of housing, but this fell short of the OAN.  

The draft housing topic paper explains that the previously 

rounded OAN of 800 dpa is still considered reasonable and 

justified, resulting in a total OAN of 16,000 homes over the 

updated plan period.  Given that the housing target is now 

only around 50 dwellings fewer than the OAN, it is likely this 

will be made up through additional windfall development, or 

small increases in development densities.  The effect on SA 

objective 5.1 has therefore been amended to significant 

positive, with uncertainty (i.e. the negative effect has been 

removed). 

 There are no changes in relation to any other SA 

objectives.  

 The updated summary table is provided in Chapter 6 

below.  

Settlement Strategy and Green Belt 
Boundaries 

 Policy SP3 sets out the Local Plan Settlement Strategy 

and proposed distribution of development, including 

associated changes to the Green Belt boundaries.  

 The overall settlement strategy and approach to the 

distribution of development remains as for the Proposed 

Submission Local Plan.  Development will continue to be 

focused in and around the main towns of Welwyn Garden City 

and Hatfield, as the most sustainable locations for growth. The 

main towns would accommodate around two thirds of 

development, with the remainder of development directed to 

the larger villages excluded from the Green Belt and to smaller 

villages following the settlement hierarchy.  A new village is 

proposed, as in the Proposed Submission Local Plan.    

 However, as set above, the total amount of development 

proposed has increased significantly, from around 12,000 

homes, to 15,952 homes under preferred Option 1, against a 

target of 16,000 to meet the OAN.  As stated above, just over 

4,000 homes are already committed, including sites with 

planning permission, and this figure also includes an 

allowance for windfalls.  The remaining number of homes are 

proposed as allocations in the Local Plan. 

 The way the allocations are distributed across the 

borough, as proposed under Option 1 (the preferred strategic 

option), has been reviewed with reference to the previous 

approach of Policy SP3 in Proposed Submission Local Plan, 

while noting that the overall strategy and approach to 

distribution has not changed.  The sites to be allocated under 

Option 1 are shown in Figure 5.1 and Figure 5.2, and in the 

Site Selection Topic Paper12.   

 Starting with the main towns, the increase in 

development proposed includes an additional 500 homes in 

and around Hatfield when compared with the Proposed 

Submission Local Plan, and an additional 1,700 homes in and 

around Welwyn Garden City (all numbers and percentages 

quoted are rounded and approximate).  The main towns would 

accommodate proportionately slightly fewer homes than 

before (previously c. 73%, now c.67%), but a substantial 

increase in numbers as set out above.  When compared with 

Strategic Option 3, Option 1 would direct more housing to the 

main towns by allocating three employment sites within the 

urban area of Welwyn Garden City for housing.  Overall, the 

proportion of homes to be accommodated in and around the 

two main towns remains broadly similar to the Proposed 

Submission Local Plan. 

 The larger excluded villages13 of Welwyn, Welham 

Green, Brookmans Park & Bell Bar, Cuffley will proportionately 

accommodate more development than in the Proposed 

Submission Local Plan, with an addition to their proportion of 

around 9% (an increase of from around 730 to around 2,140 

homes). Most of the increase is proposed for Brookmans Park 

& Bell Bar, Welham Green, and Welwyn, and to a lesser 

extent for Cuffley.  Brookmans Park, Welham Green and 

Cuffley have rail stations, and all have bus links to larger 

settlements.  In the Proposed Submission Local Plan, a lower 

proportion of homes was directed to the larger villages (9%) 

than to the smaller villages (18%), and this is now reversed.  

The revised approach better reflects the current pattern of 

development and the availability of sustainable transport 

options within the larger excluded villages. 

 A lower proportion of development would be 

accommodated within the smaller excluded villages and new 

settlement (less 5%, with around 100 more homes across four 

settlements, alongside the proposed new settlement of 1,136 

homes).  More development is directed to the smaller Green 

Belt villages when compared with the Proposed Submission 

Local Plan (2.5% more), with 236 homes now proposed 

across 17 of the smaller settlements (14 homes were 

proposed before).  More homes are therefore now proposed in 

and around the smaller villages (a total of 651), but this is 

broadly proportionate, with the existing population of these 

areas, the exception being the proposed new settlement. 

 Overall, the largest proportion of development, two 

thirds, is directed to the largest settlements, the two main 

towns, as the most sustainable locations for growth.  The 

smallest proportion is directed to the smallest settlements.   

 ____________________________________________________________________________________________________ 

12 Site Selection Topic Paper 
13 Excluded from the Green Belt 
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SA Findings for SP3: Settlement Strategy and Green Belt 

Boundaries  

 The SA of the Submission Local Plan recognised that “A 

greater proportion of development directed towards the 

excluded villages could have a significant negative impact on 

their sense of place and local distinctiveness, although there 

will be a requirement for good quality design to respond to 

local character so the potential for impact would be limited.” 

(SA objective 4.4).  These significant negative effects would 

remain under the revised distribution, particularly for the larger 

excluding villages now proposed to accommodate more 

development than under the Proposed Submission Local Plan.  

Given the overall larger volume of development across the 

borough it may be more difficult to limit these impacts through 

good design.  The other significant negative effect identified 

relates to the potential for effects in relation to biodiversity (SA 

objective 4.6), due to more development being directed to 

rural areas.  Significant positive effects were also identified 

under objective 4.4, and minor positive for 4.6, to reflect the 

concentration of development in and around the main towns.  

The SA also recognised that the distribution would result in 

both positive and negative effects in relation to emissions from 

transport, in particular car travel (positive by focusing 

development in towns and villages with public transport, and 

negative by directing some development to more rural areas), 

and these effects would remain (SA objectives 4.2, 4.3).  

 No other significant negative effects were identified in 

relation to the settlement strategy and distribution of 

development around the borough.  It is considered that the 

revised distribution would not result in any additional 

significant negative effects to those identified for the Proposed 

Submission Local Plan, or any other changes to the appraisal.  

Individual sites are appraised separately. 

 Significant positive effects were also identified in relation 

to meeting housing needs, supporting a thriving economy, 

particularly in the main towns but also in the rural areas (SA 

objectives 5.1, 6.1, 6.2, 6.3) and minimising flood risk (SA 

objective 2.2).  It is considered that the revised distribution 

would result in one additional significant positive effect, under 

SA objective 6.4, sustaining rural communities and their 

economies (changing this from +/? to ++/?).  

 Overall, the proposed distribution fits more closely with 

the existing pattern of development across the borough and 

the settlement hierarchy, with the addition of the proposed 

new settlement.  The policy directs development to locations 

which are accessible by public transport, particularly to 

Welwyn Garden City, Hatfield, and the larger excluded 

villages.  Allowing some development in the smaller 

settlements will help to meet housing needs locally and 

sustain rural communities, also supporting rural services and 

businesses. 

 The updated summary table is provided within Chapter 

6.  

 

Reasons for selection of preferred option  

 Option 1 would result in a much smaller housing 

shortfall, and whilst protecting employment sites that meet the 

needs of businesses. Option 1 would therefore be closer to 

meeting the borough’s need for housing, which would deliver 

associated social and economic benefits. Whilst all options 

would result in likely environmental effects, the mitigation 

provided by local plan policies, careful masterplanning and 

delivery of necessary infrastructure would help to minimise 

these impacts. 

 Option 2 would not only reduce the contribution to the 

borough housing requirement, including reducing the provision 

of affordable housing, but also reduce the developer 

contribution towards supporting infrastructure and beneficial 

effects associated with supporting training, apprenticeships 

and access to services and facilities, including education.  

Overall, it is considered that providing for the majority of 

housing at the main towns, planning for appropriate strategic 

infrastructure and more closely meeting the Objectively 

Assessed Need outweighs the potential benefits of removing 

the allocation of the sites falling within ‘high’ harm Green Belt 

parcels that formed part of the original Draft Local Plan 2016. 

 Option 3 would provide more employment land than 

Options 1 and 2 but would still fall short of the requirement 

over the plan period.  It would also provide less housing than 

Option 1.  Overall, it is considered that more closely meeting 

the housing requirement (as in Option 1), and achieving the 

majority of the employment requirement (Option 1 is 1.63 

hectares short of the requirement) outweighs the small benefit 

provided by Option 3 in reducing the employment shortfall. 

 Option 4 would meet the housing requirement in full, but 

would result in release of sites that would lead to 'high' harm 

to the Green Belt.  It is not considered that the release of a 

small site (for example for 20 dwellings) from the Green Belt 

that would lead to ‘high’ harm to the Green Belt is justified, or 

that exceptional circumstances would exist, especially for such 

a small additional level of development.
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Table 5.1:  Strategic Growth Options (for Policy SP2: Targets for Growth) 

SA Objective Likely Effects Commentary 

Mitigation 
recommendations 

(focussing on 
significant adverse 

effects) 

 Option 1: 15,952 
dwellings  

 

(close to target) 

Option 2: 14,958 
dwellings 

 

(c.1,000 short of 
target) 

Option 3: 
15,361 
dwellings 

 

c.640 short of 
target 

Option 4: 
17,827 
dwellings 

 

>1,800 over 
target  

The housing need over the plan period is 16,000 dwellings, with 
a target to provide sufficient employment land to meet the 
population growth requirement.  Options 1, 2 and 4 would 
release some employment sites for housing, resulting in a 
shortfall of 1.63ha employment land.  Option 3 would protect 
existing employment sites, resulting in a shortfall of 0.8ha.   

 

Long-term Objective 1: Health Improvement    

1.1: Lead to reduced health 

inequalities, and in particular 

improve the health of those living 

in communities characterised by 

relatively poor health? 

 

 

++/- 
+/- ++/- ++/-- 

All options are likely to have positive effects in relation to reducing 
health inequalities through the increased provision of affordable 
housing, dwellings for older people, green infrastructure and 
supporting infrastructure, regenerating urban areas, and providing 
close to the population growth requirement for employment land 
provision, providing jobs and training opportunities. Option 4 would 
make the highest contribution towards affordable housing and 
supporting social infrastructure including more recreational 
opportunities provided by green infrastructure/open space as a direct 
result of the cumulative contribution from higher housing levels, with 
Option 1 also close to the housing requirement.  Option 2 would 
result in lower delivery of supporting infrastructure given the reduction 
of c.450 homes on one urban extension strategic site, and the 
development of four fewer sites in larger villages when compared 
with Option 1.  Option 3 is assumed to perform the best on 
employment provision having the lowest shortfall.  It is assumed that 
there would generally be good access to public transport, and people 
would be encouraged to walk or use public transport to access jobs 
and services, with associated health benefits. 

Option 4 is anticipated to result in the greatest loss of greenfield land 
which could have an adverse effect on people’s physical and mental 
wellbeing unless sufficient access is retained and/or offset by 
accessible green infrastructure close to residential areas.  

SP 1: Sustainable 
Development promotes 
the increased supply of 
housing and contributes 
to the reduction of social 
and health inequalities. 

Policies SP11 Protection 
and Enhancement of 
Critical Environmental 
Assets and SP13 
Infrastructure Delivery 
will reduce the potential 
for inadequate 
infrastructure provision to 
support new 
development.  

1.2: Lead to improved health for  
   The strategic options are not considered likely to affect those criteria  
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SA Objective Likely Effects Commentary 

Mitigation 
recommendations 

(focussing on 
significant adverse 

effects) 

 Option 1: 15,952 
dwellings  

 

(close to target) 

Option 2: 14,958 
dwellings 

 

(c.1,000 short of 
target) 

Option 3: 
15,361 
dwellings 

 

c.640 short of 
target 

Option 4: 
17,827 
dwellings 

 

>1,800 over 
target  

The housing need over the plan period is 16,000 dwellings, with 
a target to provide sufficient employment land to meet the 
population growth requirement.  Options 1, 2 and 4 would 
release some employment sites for housing, resulting in a 
shortfall of 1.63ha employment land.  Option 3 would protect 
existing employment sites, resulting in a shortfall of 0.8ha.   

 

all? which are shown greyed out.   

Long term Objective 2: Safer Communities    

2.1 Reduce opportunities for 

crime and anti-social behaviour, 

and reduce fear of crime? 

 

     

2.2: Ensure there is no increase 

in flood risk to people or property, 

taking into account climate 

change? 

-? -? -? -? 

All options are likely to lead to increased risk due to greater runoff 
from increased impermeable surfaces. Option 4 is anticipated to 
result in the greatest loss of greenfield land, and therefore would 
result in the greatest flood risk. All effects are uncertain, as it is 
currently unknown what mitigation measures would be implemented 
as part of individual development proposals, the extent of green 
infrastructure provision within the proposals to attenuate surface 
water run off or the exact design of proposals.  
 
[Assumption: The proposed quantities of development could be 
accommodated within the borough without the need to develop in 
higher flood risk areas, taking into account climate change.  Flood 
risk associated with particular strategic development locations is 
assessed under the SA of the Settlement Strategy.]  

SP10 Sustainable 
Design and 
Construction – requires 
sustainable urban 
drainage to reduce flood 
risk; SP11 Critical 
Environmental Assets 
requires development to 
avoid Flood Zones 2 and 
3.  

 

Long-term Objective 3: Good Citizenship 

 3.1: Encourage involvement of 

the public in the planning 

process? 
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SA Objective Likely Effects Commentary 

Mitigation 
recommendations 

(focussing on 
significant adverse 

effects) 

 Option 1: 15,952 
dwellings  

 

(close to target) 

Option 2: 14,958 
dwellings 

 

(c.1,000 short of 
target) 

Option 3: 
15,361 
dwellings 

 

c.640 short of 
target 

Option 4: 
17,827 
dwellings 

 

>1,800 over 
target  

The housing need over the plan period is 16,000 dwellings, with 
a target to provide sufficient employment land to meet the 
population growth requirement.  Options 1, 2 and 4 would 
release some employment sites for housing, resulting in a 
shortfall of 1.63ha employment land.  Option 3 would protect 
existing employment sites, resulting in a shortfall of 0.8ha.   

 

Long-term Objective 4: Improving the Environment    

4.1: Significantly reduce 

greenhouse gas emissions from 

built development? 

 

-- 

 

-- 

 

-- 

 

-- 

By delivering a significant amount of built development, all options 
will result in significantly greater energy use within the borough.  To 
the extent that this energy comes from non-renewable sources, it will 
therefore result in increased greenhouse gas emissions.  

SP10 Sustainable 
Design and 
Construction – requires 
development to maximise 
energy efficiency and 
incorporate renewable 
and/or low carbon 
technologies, in 
accordance with the 
energy hierarchy.  

4.2: Significantly reduce 

greenhouse gas emissions from 

transport? 

-- 
- - -- 

Concentrating development in and around towns and villages should 
minimise travel distances to jobs and services and encourage people 
to walk, cycle or use public transport, reducing the otherwise likely 
negative effects.  Maintaining a closer balance between homes and 
jobs (Options 1 and 3) could help to reduce commuting. However, a 
greater level of housing without a similar level of employment growth 
(Option 4) would potentially lead to greater out commuting and 
concentrations of higher traffic levels near population clusters, and so 
greater traffic levels and emissions in and around towns and villages. 
Greater housing levels will also lead to greater traffic generation 
during construction which would have adverse implications for GHG 
emissions from transport.  

SP1: Delivering 
Sustainable 
Development & SP3: 
Settlement Strategy 
and Green Belt 
Boundaries – 
Development will be 
directed to those areas 
with good transport 
networks and well served 
with jobs, services and 
facilities. 

4.3: Avoid and reduce air 

pollution -- 
- - -- 

By delivering a significant amount of built development, all Options 
are likely to result in significant increases in road and rail travel, with 
road transport in particular producing increased emissions to air of 
pollutants such as NOx and particulates.  While all options would be 

As per objective 4.2. 
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SA Objective Likely Effects Commentary 

Mitigation 
recommendations 

(focussing on 
significant adverse 

effects) 

 Option 1: 15,952 
dwellings  

 

(close to target) 

Option 2: 14,958 
dwellings 

 

(c.1,000 short of 
target) 

Option 3: 
15,361 
dwellings 

 

c.640 short of 
target 

Option 4: 
17,827 
dwellings 

 

>1,800 over 
target  

The housing need over the plan period is 16,000 dwellings, with 
a target to provide sufficient employment land to meet the 
population growth requirement.  Options 1, 2 and 4 would 
release some employment sites for housing, resulting in a 
shortfall of 1.63ha employment land.  Option 3 would protect 
existing employment sites, resulting in a shortfall of 0.8ha.   

 

delivered in and around towns and villages with access to public 
transport, it is, however, assumed that more housing and 
employment development on greenfield sites would lead to greater 
traffic levels in and around towns and villages, which would have 
adverse effects in terms of air quality, noise and congestion.  See 
also objective 4.2 above. 

4.4: Protect and enhance open 

space and landscape character, 

retaining local distinctiveness? 

+/--? 
+/-? +/-? +/--? 

The development of higher levels of housing has the potential to lead 
to greater opportunities for enhancing open space provision across 
the council area. However, this could lead to increased pressure 
being placed on existing green infrastructure in and surrounding 
towns and villages, which would be applicable to all options, but more 
so for Option 4.  

All options are likely to have minor positive effects on retaining local 
distinctiveness by avoiding settlement coalescence on the 
assumption that all options would be delivered in and around town 
and villages (except for the new settlement proposal), however 
effects would be dependent on the distribution of individual 
proposals.  

All options would result in the loss of significant areas of greenfield 
land which could have significant negative effects due to the loss of 
previously undeveloped land, detracting from the existing settlement 
pattern and the qualities of more sensitive landscapes. This effect 
would be less for Option 2, and more for Option 4. 

SP9: Place making and 
high quality design - 
Proposals should relate 
well to their surroundings, 
local distinctiveness, 
wider townscape and 
landscape. 

4.5: Conserve and enhance the 

Borough’s character, sense of 

place and local distinctiveness, 

+?/--? 
+?/-? +?/-? +?/--? 

Development in or surrounding towns and villages has potential to 
conserve and enhance local character and distinctiveness, but larger 
developments will require significant investment in masterplanning to 
achieve this. Higher levels of development may put pressure on 

SP1: Delivering 
Sustainable 
Development- heritage 
assets should be 
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SA Objective Likely Effects Commentary 

Mitigation 
recommendations 

(focussing on 
significant adverse 

effects) 

 Option 1: 15,952 
dwellings  

 

(close to target) 

Option 2: 14,958 
dwellings 

 

(c.1,000 short of 
target) 

Option 3: 
15,361 
dwellings 

 

c.640 short of 
target 

Option 4: 
17,827 
dwellings 

 

>1,800 over 
target  

The housing need over the plan period is 16,000 dwellings, with 
a target to provide sufficient employment land to meet the 
population growth requirement.  Options 1, 2 and 4 would 
release some employment sites for housing, resulting in a 
shortfall of 1.63ha employment land.  Option 3 would protect 
existing employment sites, resulting in a shortfall of 0.8ha.   

 

historic environment, heritage 

and cultural assets, and their 

settings? 

particularly sensitive heritage assets within towns and villages 
leading to adverse effects on their settings. Higher levels of 
development could also lead to settlements losing their distinct 
character and becoming much larger settlements or urban 
extensions. This would be particularly relevant to Option 1 and Option 
4 due to higher housing levels and/or higher potential loss of 
greenfield land. All effects are uncertain and would depend on the 
exact locations and design of individual development proposals.  

protected and enhanced. 

 

 

4.6: Protect and enhance 

biodiversity and geodiversity, 

taking into account the impacts of 

climate change? 

+?/--? 
+?/-? +?/-? +?/--? 

The development of higher levels of housing and the loss of 
greenfield land (particularly Option 4) has the potential to lead to 
greater adverse impacts on biodiversity. However, the development 
of housing also has the potential for increased opportunities for 
biodiversity enhancement through the provision of green 
infrastructure and open space. All effects would be uncertain and 
dependent on the exact location of individual sites in relation to 
sensitive biodiversity areas, whether brownfield land would be used 
and design and mitigation employed.  

SP 10: Sustainable 
design and 
construction- Existing 
habitat should be 
incorporated into the 
design with sound 
ecological principles. 

SP 11: Protection and 
enhancement of critical 
environmental assets  

4.7: Reduce water consumption, 

and provide for reliable sources 

of water supply even in drought 

conditions -- 
-- -- -- 

All options will result in significantly increased water consumption by 
both residential and employment uses.   

SP10 Sustainable 
design and 
construction – water 
sensitive design 
principles will address 
water supply, 
consumption and quality.  

 SP11 Protection and 
enhancement of critical 
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SA Objective Likely Effects Commentary 

Mitigation 
recommendations 

(focussing on 
significant adverse 

effects) 

 Option 1: 15,952 
dwellings  

 

(close to target) 

Option 2: 14,958 
dwellings 

 

(c.1,000 short of 
target) 

Option 3: 
15,361 
dwellings 

 

c.640 short of 
target 

Option 4: 
17,827 
dwellings 

 

>1,800 over 
target  

The housing need over the plan period is 16,000 dwellings, with 
a target to provide sufficient employment land to meet the 
population growth requirement.  Options 1, 2 and 4 would 
release some employment sites for housing, resulting in a 
shortfall of 1.63ha employment land.  Option 3 would protect 
existing employment sites, resulting in a shortfall of 0.8ha.   

 

Assets  

4.8 Avoid water pollution 

-? 
-? -? -? 

Impacts on water quality should be largely avoidable, by provision of 
adequate infrastructure alongside new development in the form of 
SUDS and necessary upgrades to sewage infrastructure (e.g. Maple 
Lodge WwTW and at Rye Meads WwTW and their networks), and 
good practice during construction.  However, the risks of 
contamination are increased with a greater volume of development 
(Option 4).  SUDS is not always technically feasible and major 
sewage infrastructure upgrades can take a number of years and 
could impact on the timing of housing delivery. 

SP 10: Sustainable 
design and 
construction-water 
sensitive design 
principles should be 
integrated into 
development proposals 
to sustainably address 
water quality. 

4.9: Minimise the amount of 

waste generated and maximise 

the re-use, recycling or 

composting of waste that cannot 

be reduced? 

 

     

4.10: Promote conservation and 

sustainable use of productive 

agricultural land and maximise 

the sustainable use of previously 

developed land? 

--? 
-? -? --? 

Concentrating development in and around towns and villages (all 
options) would help to maximise the opportunities to re-use 
previously developed land and alleviate pressures on prime 
agricultural land. However, the planned scale of development means 
that a significant proportion of it will have to take place on greenfield 
land.  Options 1 and 4 have the greatest potential to lead to the loss 
of previously undeveloped and productive agricultural land given that 
they would allow for the greatest loss of greenfield land. Uncertainty 
relates to the extent of loss of high quality agricultural land.  

Policy SP 11: 
Protection and 
enhancement of critical 
environmental assets- 
protect the best and most 
versatile agricultural land. 
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SA Objective Likely Effects Commentary 

Mitigation 
recommendations 

(focussing on 
significant adverse 

effects) 

 Option 1: 15,952 
dwellings  

 

(close to target) 

Option 2: 14,958 
dwellings 

 

(c.1,000 short of 
target) 

Option 3: 
15,361 
dwellings 

 

c.640 short of 
target 

Option 4: 
17,827 
dwellings 

 

>1,800 over 
target  

The housing need over the plan period is 16,000 dwellings, with 
a target to provide sufficient employment land to meet the 
population growth requirement.  Options 1, 2 and 4 would 
release some employment sites for housing, resulting in a 
shortfall of 1.63ha employment land.  Option 3 would protect 
existing employment sites, resulting in a shortfall of 0.8ha.   

 

Long-term Objective 5: Decent Housing    

5.1: Provide the right amount, 

type and tenure of housing to 

meet identified local needs? 

++ + + ++ 

All options will deliver a significant amount of additional housing 
across the plan period 2016-2036, to greater or lesser extents. The 
housing requirement is for at least 16,000 new homes over this 
period, so Option 1 would almost deliver the required amount, with 
Option 4 exceeding it by over 1,800.  Options 2 and 3, whilst not 
achieving the housing target, would still deliver a significant 
proportion of housing to meet local need, and would represent an 
improvement in provision from the current situation therefore having a 
minor positive effect. It is assumed that all options would provide a 
proportionate contribution of affordable homes and homes for older 
people, with Option 4 making the greatest contribution.  

Not required but Policy 
SP1: Delivering 

Sustainable 
Development 

requires new 
development to 
contribute to the creation 
of mixed and sustainable  
communities. 

Long-term Objective 6: A Thriving Economy    

6.1 ensure the supply, location 

and quality of business and 

employment sites reflects the 

needs of local businesses and 

encourages a mixed and greener 

economy? 

+? 
+? ++? +? 

Each option will provide employment land/space towards meeting the 
needs of a growing population.  Option 3 would seek to protect 
existing employment sites and not release these for housing, and it is 
assumed that the most suitable sites will be protected and therefore 
this will be beneficial; this option would result in a shortfall of 0.8ha.  
Options 1, 2 and 4 would result in some employment sites being 
released for housing, and a larger shortfall of 1.63ha.  

Not required, but Policy 
SP1: Delivering 
Sustainable 
Development requires 
growth to be undertaken 
in a way which supports 
economic growth.  

6.2: Encourage economic 

investment in those areas most in 

need of regeneration, in a way 

that will benefit those most in 

+? 
+? ++? +? 

Each option includes development (and therefore regeneration) 
within the urban areas of the main towns, and will provide similar 
amounts of employment land/space to meet the needs of a growing 
population. Option 3 would seek to retain more employment land 
within urban areas, closer to those most in need, and would result in 

Not required, but Policy 
SP1: Delivering 
Sustainable 
Development requires 
growth to be undertaken 
in a way which supports 
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SA Objective Likely Effects Commentary 

Mitigation 
recommendations 

(focussing on 
significant adverse 

effects) 

 Option 1: 15,952 
dwellings  

 

(close to target) 

Option 2: 14,958 
dwellings 

 

(c.1,000 short of 
target) 

Option 3: 
15,361 
dwellings 

 

c.640 short of 
target 

Option 4: 
17,827 
dwellings 

 

>1,800 over 
target  

The housing need over the plan period is 16,000 dwellings, with 
a target to provide sufficient employment land to meet the 
population growth requirement.  Options 1, 2 and 4 would 
release some employment sites for housing, resulting in a 
shortfall of 1.63ha employment land.  Option 3 would protect 
existing employment sites, resulting in a shortfall of 0.8ha.   

 

need of rewarding employment.  a smaller shortfall against the population requirement.   economic growth.  

6.3 Enhance the vitality and 

attraction of Welwyn Garden City 

and Hatfield town retail centres? 
++ 

++ ++ ++ 

The large scale of housing and employment growth in and around the 
main towns has the potential to have significant positive effects on 
Welwyn Garden City and Hatfield town centres by delivering new 
customers within their catchments and supporting a revitalised retail 
offering, alongside complimentary town centre uses including housing 
and employment.    

Not required, but Policy 
SP1: Delivering 
Sustainable 
Development requires 
growth to be undertaken 
in a way which supports 
economic growth.  

6.4: Sustain rural communities 

and their economies, small 

businesses and other rural 

diversification, while protecting 

rural character.  

++/? 
+/? +/? ++/- 

Providing for more homes in and around villages is expected to have 
a positive effect in sustaining rural communities, particularly under 
Options 3 and 4.  Uncertainty relates to the protection of rural 
character which will depend on the location of development, but it is 
likely that more development (e.g. under Option 4) will result in a 
greater negative effect. 

Not required, but Policy 
SP1: Delivering 
Sustainable 
Development requires 
growth to be undertaken 
in a way which supports 
economic growth.  

6.5 Avoid sterilisation of mineral 

resources ? 
? ? ? 

The effects on mineral resource sterilisation would be dependent on 
the location of each individual proposal.  

Unknown. 

6.6 Provide access to training, 

skills development and lifelong 

learning to meet identified needs 

++ 
+ ++ ++ 

A greater scale of housing development would have benefits for 
apprenticeships, training opportunities etc., and a greater need (and 
scope) for investment in education to ensure sufficient school and 
training places are available for an increasing population. 
Development focused in or surrounding towns and villages would 
help to ensure existing and new residents have good access to a 
range of services and facilities, including education.   Option 3 would 
provide more employment land and more homes than Option 2.  

Not required, but Policy 
SP1: Delivering 
Sustainable 
Development requires 
growth to be undertaken 
in a way which supports 
economic growth.  
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Overview 

 This document presents an Addendum to the 

Sustainability Appraisal of the Proposed Submission Local 

Plan (2016) following the requirement for the Council to re-

consider the overall housing need for Welwyn Hatfield and to 

identify additional sites for housing.  It includes a 

reassessment of allocated sites from the Proposed 

Submission Local Plan to account for updated evidence and 

changes to the proposed housing numbers on certain sites.  It 

presents an assessment of strategic growth options, and 

additional site allocation options that were identified through a 

Call for Sites in 2019.  Once finalised, it will then go on to 

assess the Council's proposed changes to the Local Plan and 

identify any necessary changes to the SA. 

Additional Sites 

 With regards to the additional site options, most 

generally performed well with regards to SA objective 4.2 

(greenhouse gas emissions) and 4.2 (air pollution), particularly 

with regards to proximity to public transport.  Sites in Northaw 

and Newgate Street are all expected to have significant 

negative effects with regards to landscape.  Sites in urban 

areas (particularly within Welwyn Garden City and Hatfield) 

are expected to have uncertain effects on landscape, but 

significant positive effects with regards to previously 

developed land, as most of these sites are brownfield.  

Additional sites across the borough are generally expected to 

have either minor or significant negative effects with regards 

to SA objectives 4.5 (character, sense of place), 4.6 

(biodiversity and geodiversity), 4.8 (avoid water pollution) and 

4.10 (agricultural land and previously developed land).  

Significant positive effects are generally expected with regards 

to SA objective 5.1 (housing) and SA objective 6.6 (learning 

and skills).  There are no sites that perform particularly better 

or worse than others.  All are likely to have mixed effects, but 

the objectives against which negative and positive effects are 

expected vary. 

Reassessment of 2016 sites 

 Changes were recorded against a number of sites, 

although most of these were limited to one or two objectives.  

Most changes relate to the updated Landscape Sensitivity 

Study and the updated Green Belt Study.  The Landscape 

Sensitivity Study (2019) presented an assessment of 

landscape sensitivity using a more up to date methodology 

-  
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compared to the previous Landscape Sensitivity and Capacity 

Study (2012).  The Landscape Sensitivity Study (2019) also 

considered the whole Borough, rather than just the broad 

locations for development considered in the 2012 study.  The 

Green Belt Study was reviewed following representor 

comments.  The 2019 Study included changes to the parcels 

considered and included a small number of new parcels and 

scenarios at the request of the Council.  For sites in Welwyn 

Garden City, Oaklands and Mardley Heath, Welham Green 

and Cuffley, likely effects with regards to SA objective 4.4 

(protect and enhance open space and landscape character, 

retaining local distinctiveness) have generally moved from 

being significant to minor negative.  The reverse is true for 

Woolmer Green, whereas other areas are mixed.  

 Five effects have gone from being negligible to 

significant positive due to changes in the capacity of one site 

(SA objective 5.1: affordable housing), and corrections to the 

previous assessments (SA objectives 4.2 and 4.3: proximity to 

employment).   

 Updates to the SFRA only affected the assessment of a 

single site where 5% of the site is now identified as being in 

Flood Zone 3 (minor negative effect). 

Strategic Growth Options 

 In relation to the strategic growth options, Option 4 – 

high harm to the Green Belt - (17,827 homes; employment 

land shortfall of 1.63ha) is likely to have both greater social 

and economic benefits in terms of housing provision, but 

proportionately greater negative effects in terms of the 

environmental impacts of development. Planning for 

significantly more homes than is required without an 

equivalent provision for employment growth would result in an 

imbalance between homes and jobs, and likely result in higher 

levels of commuting out of the area.    Option 2 – avoid high 

harm to the Green Belt - (14,958 homes) would result in a 

significant shortfall of more than 1,000 against the need for 

16,000 homes over the plan period.  Option 3 – protect 

employment sites - (15,361 homes) would fall short of the 

housing need by around 640 homes.  Option 1 – preferred 

option - (15,952 homes) would be close to meeting the 

housing target, and while protecting employment sites which 

meet the needs of businesses, would release other sites for 

housing in sustainable urban locations.  Options 1 and 3 

would provide a closer match between homes and jobs than 

Option 4 (more homes) and 2 (fewer homes).  Options 1 and 3 

would therefore be closer to meeting Welwyn Hatfield’s need 

for housing, which would deliver associated social and 

economic benefits, but would also result in significant 

environmental effects due to the scale of development 

required.  The mitigation provided in local plan policies, careful 

masterplanning, the delivery of necessary supporting 

infrastructure and good practice construction would help to 

minimise the identified impacts.  Policy SP2, Targets for 

Growth, is proposed to be updated to reflect Strategic Option 

1. 

 For Policy SP3, Settlement Strategy and Green Belt 

Boundaries, overall, the proposed distribution under Strategic 

Option1 would fit more closely with the existing pattern of 

development across the borough and the settlement 

hierarchy, with the addition of the proposed new settlement.  

Significant negative effects identified for SA objectives 4.4 and 

4.6 would remain under the revised distribution and, given the 

overall larger volume of development, it may be more difficult 

to limit these through design.  It is considered that the revised 

distribution would not result in any additional significant 

negative effects to those identified for the Proposed 

Submission Local Plan.  It is considered that the revised 

distribution would result in one additional significant positive 

effect (with uncertainty), under SA objective 6.4, sustaining 

rural communities and their economies.  

Cumulative Effects 

 The Local Plan (as proposed to be amended) allocates 

almost 4,000 additional new homes when compared with the 

Proposed Submission Local Plan (2016).  This increases the 

total housing provision from around 12,000 to just under 

16,000 homes over the plan period.  This will meet the 

housing need almost in full.  Whilst the scale of change will be 

greater with the additional allocated development, due to the 

large scale of development already set out in the Proposed 

Submission Local Plan, the cumulative effects identified in the 

2016 SA are considered to remain valid. 
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Housing 

Welwyn Hatfield Options for Site Allocations SA: Assumptions for Housing Sites 

SA Question: Will the policy… Assumptions for SA of Housing Sites 

Long-term Objective 1: Health Improvement 

…lead to reduced health inequalities, and 
in particular improve the health of those 
living in communities characterised by 
relatively poor health? (1.1) 

Sites that are within straight line walking distance (720 m)14 of three or more different types of the following 
service/facility/asset: 

• GP surgery; 

• food/convenience store; 

• post office; 

• pharmacy; 

• future neighbourhood centre within strategic allocations if required by policy15. 

…and/or within 1,400 m16 of two or more of the following types of service/facility/asset: 

• sports/recreation facility or an area of open space; 

• hospital; 

• education establishment (including nurseries, primary school, secondary school and colleges)17; 

 ____________________________________________________________________________________________________  

14 Adapted from target distances in Welwyn Hatfield Community Facilities Study, October 2012 
15  assuming the neighbourhood centre is in the centre of the broad location 
16 For the purpose of the appraisal, walking distance will be measured as the straight line distance from the edge of the site option to existing services and facilities, and therefore actual walking distances are 

likely to be greater (depending on the house location within a larger site and the availability of a direct route). It is considered that a straight line walking distance of 720m typically equates to a walking 

distance of 1200m or 15 minutes’ walk, and a straight line walking distance of 1400m typically equates to a walking distance of 2400m or 30 minutes’ walk. 
17 The University of Hertfordshire has not been included as it is assumed that sites are not being developed for student housing. 
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SA Question: Will the policy… Assumptions for SA of Housing Sites 

…lead to improved health for all? (1.2) 
• Employment Site or Town Centre. 

…are assumed to have a minor positive (+) effect on this aspect of the SA objective because of the potential to use these facilities. 
Allocations which are also located in an area within one of the 20% most deprived areas within the District ('access to services' 
domain of English Indices of Deprivation) are assessed as having a significant positive (++) effect on this aspect of the objective. 

Other allocations are assessed as having a negligible (0) effect. 

(Sources required: GIS mapping of GP surgeries, hospitals, sports/recreation facilities, open spaces, post offices, local shopping 
centres, primary schools, secondary schools, Employment Sites, Town Centres, Convenience Stores, English Indices of Deprivation) 

Long-term Objective 2: Safer Communities 

…reduce opportunities for crime and anti-

social behaviour, and reduce 

fear of crime? (2.1) 

The effects of new development on safety, crime and fear of crime will depend on design proposals for the allocated sites and factors 

such as the inclusion of open spaces that are overlooked by buildings to improve safety and security 

and sufficient lighting. Generally, these issues will not be influenced by the location of development and will instead be determined 
though the detailed proposals for each site. This SA objective does not, therefore, form part of the SA of options for Site Allocations. 

(Sources required: none) 

…ensure there is no increase in flood risk 
to people or property, taking into account 
climate change? (2.2) 

Development on sites that are within areas of high fluvial flood risk may have negative effects on this SA objective: 

• Sites having a significant proportion of land (>=25%) within flood zones 3a or 3b, have an ‘extreme’ flood hazard rating in the 
SFRA, and/or include flood storage areas are assumed to have a significant negative (--) effect. 

• Sites having as significant proportion of land (>=25%) within flood zone 2 or that are 5-25% within flood zone 3 are assumed to 
have a minor negative (-) effect. Sites that include a very small part of a flood storage area would also have a minor negative 
effect. 

• Sites with less than 5% of their land within flood zone 3, less than 25% of their land within flood zone 2 and do not include flood 
storage areas are assumed to have a negligible (0) effect. 

The opportunity to incorporate SuDS to mitigate the risks of surface water flooding and surface water contamination is a design issue 
and does not form part of the SA of options for Site Allocations. 

(Sources required: EA flood zones; SFRA; flood storage areas) 

Long-term objective 3: Good Citizenship 
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SA Question: Will the policy… Assumptions for SA of Housing Sites 

…encourage involvement of the 

public in the planning process? (3.1) 

Not applicable to appraisal of options for site allocations. 

Long-term objective 4: Improving the environment 

…significantly reduce greenhouse gas 
emissions from built development? (4.1) 

While any additional development is likely to increase total energy consumption in the District, it is likely to be built to a higher energy 
efficiency standard than existing housing stock as a result of increasingly stringent Building Regulations requirements and the 
Government’s 2016 zero carbon target for new dwellings, thereby helping to improve energy efficiency. It may also offer opportunities for 
incorporating local renewable energy generation. 

However, these issues will not be determined by the location of the development and will, instead, be determined though the detailed 
proposals for each site. Therefore, this aspect of the SA objective is not assessed in the SA of the options for Site Allocations. 

…significantly reduce greenhouse gas 
emissions from transport? (4.2) 

In terms of location, greenhouse gas emissions are most closely linked to emissions from vehicles. Vehicles are more likely to be used as 
distances to destinations increase or travel by alternative more sustainable modes become less attractive. As an indication of effects on 
this aspect of the SA objective, the following is assumed: 

Proximity to employment and services: 

• Where an allocation is within straight line walking distance (1,400 m) of an Employment Site or Town Centre there is a significant 

positive (++) effect on this aspect of the SA objective due to minimising travel distances and car use related greenhouse gas 

emissions, and enabling easier access to employment opportunities. 

• Where an allocation is within 720 m of a food/convenience store, and/or a future neighbourhood centre within a strategic allocation 

if required by policy 18 a minor positive (+) effect is assumed. 

• Where a site is within walking distance of a site or centre but there are potential barriers to access for all ages and abilities (e.g. 

topography, major road), the score is downgraded to the next lowest score (e.g. ++ score becomes + or + becomes 0). 

Proximity to transport services: 

• Sites within walking distance of a rail station (1,400 m) or bus stop on a route providing a six day a week service (400 m) are 
assumed to have a significant positive (++) effect on this aspect of the SA objective. 

 ____________________________________________________________________________________________________  

18 assuming the neighbourhood centre is in the centre of the broad location 
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SA Question: Will the policy… Assumptions for SA of Housing Sites 

• Other housing sites will be assessed as having a negligible (0) effect on this aspect. 

(Sources required: GIS mapping of Employment Sites, Town Centres and Convenience Stores; train stations; bus stops on routes 
providing a six day a week service) 

…avoid and reduce air pollution? (4.3) In terms of location, air pollution is most closely linked to emissions from vehicles.  Vehicles are more likely to be used as distances to 
destinations increase or travel by alternative more sustainable modes become less attractive. As an indication of effects on this aspect 
of the SA objective, the following is assumed: 

Proximity to employment and services: 

• Where an allocation is within straight line walking distance (1,400 m) of an Employment Site or Town Centre there is a significant 
positive (++) effect on this aspect of the SA objective due to minimising travel distances, air pollution and enabling easier access to 
employment opportunities. 

• Where an allocation is within 720 m of a food/convenience store, and/or a future neighbourhood centre within a strategic 
allocation if required by policy19 a minor positive (+) effect is assumed. 

• Where a site is within walking distance of a site or centre but there are potential barriers to access for all ages and abilities (e.g. 
topography, major road), the score is downgraded to the next lowest score (e.g. ++ score becomes + or + becomes 0). 

Proximity to transport services: 

• Sites within walking distance of a rail station (1,400 m) or bus stop on a route providing a six day a week service (400 m) are 
assumed to have a significant positive (++) effect on this aspect of the SA objective. 

• Other housing sites will be assessed as having a negligible (0) effect on this aspect. 

(Sources required: GIS mapping of Employment Sites, Town Centres and Convenience Stores; train stations; bus stops on routes 
providing a six day a week service) 

 ____________________________________________________________________________________________________  

19 assuming the neighbourhood centre is in the centre of the broad location 
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SA Question: Will the policy… Assumptions for SA of Housing Sites 

…protect and enhance open space and 
landscape character, retaining local 
distinctiveness? (4.4) 

Open Space 

Where a significant proportion (>=25%) of an allocated site is within an existing area of open space20 a significant adverse (--?) effect is 

assumed. Where a smaller part (5-25%) of an allocated site is within an existing open space a minor negative (-?) effect is assumed. In 

both cases uncertainty relates to the extent to which the development will contribute to alternative provision of open space that is lost to 

development. Sites that are <5% open space are assumed to have a negligible (0) effect. 

Landscape Character 

Potential effects on landscape features and character will be assessed through the sensitivity score given for each landscape area 
assessed in the Landscape Sensitivity and Capacity Study, Oct 2012 Assessment (2019): 

• Sites that are within areas that are assessed as being of low sensitivity are likely to have a negligible (0) effect on landscape 
character and features. 

• Sites that are within areas that are assessed as being of medium moderate or low-moderate sensitivity could have a minor 
negative (-?) effect on landscape character and features. 

• Sites that are within areas that are assessed as being of moderate-high, high or very high sensitivity could have a significant 
negative (--?) effect on landscape character and features. 

All other sites will be assessed as having an uncertain (?) effect on landscape character and features. In all cases, potential negative 
effects will be uncertain as the exact impacts on the landscape will depend on factors relating to the specific siting, layout and design 
of the new development. 

Previously Developed Land 

If the Council identifies the site as previously developed land a significant positive effect (++?) will be assumed but with uncertainty 
relating to the appropriateness of the design of the development. Sites identified as a mix of greenfield and previously developed land 
are assumed to have a minor positive effect (+?). All other sites not identified as previously developed land are assumed to have a 
negligible (0) effect. 

Retaining Local Distinctiveness 

With regards to assessing the coalescence of towns and villages the WHBC Green Belt Review Stage 2 (in preparation 
August/September 2014) report Study Stage 3 (2019) will be used. Looking at A 'significant' score presented for the ‘local Green Belt 

 ____________________________________________________________________________________________________  

20 Categories include natural green space, amenity green space, outdoor sports facilities, parks and gardens, green corridors and civic spaces 
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SA Question: Will the policy… Assumptions for SA of Housing Sites 

purpose’ (to Maintain the Existing Settlement Pattern) in the Green Belt review, a ‘significant’ contribution will be assumed to equate to 
a significant negative (--) SA effect, and a ‘partial’ contribution score presented for the 'local Green Belt purpose' in the Green Belt 
review will be assumed to equate to a minor negative (-) SA effect. All other sites not within the Green Belt, or scoring ‘limited/or no’ 
effect contribution in the Green Belt review, are considered to have negligible effects (0).  Where there is a ‘limited/or no’ contribution 
score, we will also check the score for Purpose 2 (Prevent neighbouring towns from merging), and take whichever is the greater 
contribution. This is because the Green Belt Study records ‘limited/no effect’ for the local purpose, where Purpose 2 applies, to avoid 
duplication (because the local purpose is effectively an extension of Purpose 2).  

Three scores will be assigned to this objective to reflect the different types of effects outlined above. 

Other townscape, design and green infrastructure aspects of this SA objective are not relevant to SA of the location of housing site 
options. 

(Sources required: settlement boundaries; landscape sensitivity study, Green Belt study, open space boundaries) 

…conserve and enhance the Borough’s 
character, sense of place and local 
distinctiveness, historic environment, 
heritage and cultural assets, and their 
settings? (4.5) 

English Heritage bases its definition of the setting of a heritage asset on the previous national Planning Policy Statement 5, as “the 
surroundings in which [the asset] is experienced. Its extent is not fixed and may change as the asset and its surroundings evolve. 
Elements of a setting may make a positive or negative contribution to the significance of an asset, may affect the ability to appreciate 
that significance, or may be neutral”821. Therefore, it is not possible to precisely determine effects on the setting of heritage assets 
during a desk-based strategic SA exercise such as this. 

As an indication of potential effects on heritage assets from housing development, the following is assumed: 

• A significant negative effect (--?) may occur where the development location is adjacent to or includes a designated heritage asset 
(e.g. listed building, Scheduled Monument, Registered Park and Garden or Conservation Area). 

• Where development is between 250 m and 1 km from heritage assets, a minor negative (-?) effect may occur. 

• Where sites are more than 1 km from any heritage designations, or the development involves the conversion of an existing 
building, a negligible (0) effect on this objective is assumed. 

• Where sites contain Areas of Archaeological Significance an uncertain minor negative effect is assumed (-?). The effect on 
archaeological finds is considered permanent. 

All potential negative effects are assumed to be uncertain as the actual effects on historic assets will depend on the exact siting, scale 
and type of development and opportunities which may exist to enhance the setting of heritage features (e.g. where sympathetic 

 ____________________________________________________________________________________________________  

21 English Heritage. The Setting of Heritage Assets REVISION NOTE June 2012. 
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SA Question: Will the policy… Assumptions for SA of Housing Sites 

development replaces a derelict brownfield site which is currently having an adverse effect). Scores may therefore need to be 
moderated depending on local circumstances. 

Development locations that will bring ‘at risk’ heritage assets (e.g. listed buildings) back into productive use will be assumed to have a 
significant positive effect (++?) on the basis that the fabric of the asset will therefore be restored and maintained but with uncertainty 
relating to whether the restoration/maintenance will be sympathetic to the asset’s historic significance. 

(Sources required: GIS mapping of listed buildings, Scheduled Monuments, Registered Parks and Gardens and Conservation Areas, ‘at 
risk’ heritage assets to be brought back into use) 

…protect and enhance biodiversity and 
geodiversity, taking into account the 
impacts of climate change? (4.6) 

Similar to heritage assets, there is not a fixed distance at which biodiversity sites may be affected by new development, as the habitats 
and species for which biodiversity sites are designated are different, and different types of effects can be transmitted across different 
distances (e.g. air or water pollution may travel much further than noise or disturbance from physical presence of humans or dogs). 
Therefore, it is not possible to determine actual effects on the structure and function of habitats and populations of species during a 
desk-based strategic SA exercise such as this. 

As an indication of potential effects on biodiversity assets from housing site options, the following assumptions are made: 

• Where allocated sites overlap with an internationally (SAC, SPA, Ramsar), nationally (SSSI, NNR) or locally (Local Wildlife Site, 

Local Nature Reserve) designated wildlife site or area of Ancient Woodland, significant adverse (--) effects are assumed. 

• Where allocated sites are within 500m of the boundary of an internationally (SAC, SPA, Ramsar), nationally (SSSI, NNR) or 250m 

of a locally (Local Wildlife Site, Local Nature Reserve) designated wildlife site or area of Ancient Woodland, uncertain significant 

adverse (--?) effects are assumed. 

• Where allocated sites are between 500m and 1,000m from the boundary of an internationally (SAC, SPA, Ramsar), nationally 

(SSSI, NNR) or between 250m and 500m from a locally (Local Wildlife Site, Local Nature Reserve) designated wildlife site or area 

of Ancient Woodland, uncertain minor adverse (-?) effects are assumed. 

• Where allocated sites have a significant proportion of undesignated greenfield land (>=25%) an uncertain (?) effect is assumed due 

to the potential for impacts on undesignated biodiversity interest. 

Where sites are within the remainder of the Plan area, the effect on this SA objective is assessed as negligible (0). The potential for 
previously developed land to support biodiversity is reflected under Objective 4.10. 

(Sources required: boundaries of designated wildlife sites) 
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SA Question: Will the policy… Assumptions for SA of Housing Sites 

…reduce water consumption, and provide 
for reliable sources of water supply even 
in drought conditions? (4.7) 

Development standards in relation to water efficiency are not related to site location therefore the SA of site allocations does not 
assess this; potential effects of water efficient design are instead dealt with in the SA of DM policies. 

(Sources required: None) 

…avoid water pollution? (4.8) The location of housing allocations may affect water quality due to spatial variations in the capacity of existing WwTWs and the foul and 
combined sewer network to accommodate additional demand from new development as well as variations in the sensitivity of 
groundwater and surface water receptors. 

The Water Cycle Study Scoping Report (2010) classifies each settlement in the Borough into categories relating to constraints to 
development. Required improvements to potable water and sewage treatment infrastructure don’t constrain the amount of development 
going ahead but do affect timing of delivery (sites within settlements identified as requiring extensive infrastructure improvements to 
allow development will take longer to deliver). It is assumed that sites will not be developed until suitable infrastructure improvements 
have been implemented to ensure potable water supply and waste water are managed properly to avoid adverse effects on water 
quality and as such scores have not been assigned as a result of the Water Cycle Study. 

Groundwater Source Protection Zones represent where there is a risk of contamination of groundwater resources from certain activities. 
Housing construction within the inner or outer impact zones is assessed as having a minor adverse effect on the SA objective but with 
uncertainty (-?) relating to the construction activities (e.g. dewatering) and mitigation that would be employed. All other sites are 
considered to have negligible effects (0). 

Pollution risks to surface waters from construction of housing are assumed to be fully addressed by compliance with Environment 
Agency pollution prevention guidance and do not form part of the SA of options for Site Allocations. 

(Sources required: groundwater Source Protection Zones, EA groundwater Principles and practice (GP3) document). 

…minimise the amount of waste 

generated and maximise the re- use, 

recycling or composting of waste that 

cannot be reduced? (4.9) 

Waste generation is not related to site location therefore the SA of options for site allocations does not assess this; potential effects 
of resource use and minimising waste are instead dealt with in the SA of DM policies. 

 

(Sources required: None) 
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SA Question: Will the policy… Assumptions for SA of Housing Sites 

…promote the conservation and 
sustainable use of productive agricultural 
land and maximise the sustainable use 
of previously developed land? (4.10) 

Where allocated sites are on high quality (grade 1, 2 or 3*) agricultural land there is assumed to be a negative effect on preserving soil 
quality: 

• Sites with a significant proportion (=>25%) of grade 1 or 2 agricultural land are assumed to have a significant negative (--) effect. 

• Sites that are between 10% and 25% on grade 1 or 2 agricultural land are assumed to have a minor negative (-) effect. 

• Sites with a significant proportion (>=25%) of grade 3 agricultural land are assumed to have a minor negative (-) 

effect. 

All other sites are considered to have a negligible effect (0) on high quality agricultural land. In addition: 

• Sites with a significant proportion (>=25%) of brownfield land are assumed to have an uncertain minor positive effect (+?). The 
effect is considered to be uncertain at this stage until more information is known about the potential for the brownfield land to 
support habitats and species of biodiversity importance. The biodiversity value of brownfield land will be fully assessed and 
development would progress where adverse effects can be satisfactorily mitigated. 

• Sites with a significant proportion (>=25%) of greenfield land are assumed to have a minor negative (-) effect. 

• …resulting in overall mixed effects when taken together with effects on agricultural land. 

If the site is known to be contaminated and remediation would be a condition of housing development then assess as having a significant 
positive effects on this aspect of the objective (++); if contamination status is unknown assess effect as uncertain (?); if site is not thought 
to be contaminated assess effect as negligible (0). 

Note: Agricultural Land Classification maps do not distinguish between grade 3a, which is considered to be best and most versatile 
agricultural land, and grade 3b, which isn’t. 

(Sources required: GIS mapping of agricultural land classifications, brownfield land) 

Long-term Objective 5: Decent Housing 

…provide the right amount, type and 
tenure of housing to meet identified 
local needs? (5.1) 

Amount of housing 

To contribute towards a housing target of around (12,0015,200) homes, allocated sites that provide capacity for at least 5% of the 
housing target (in this instance at least 600760 homes) are assumed to have a significant positive effect (++). Sites that provide capacity 
for up to 5% of the housing target (1-5% which equates to 120-599152-759 homes) are assumed to have a minor positive effect (+). All 
other sites with a capacity of less than 1% of the housing target are assumed to have a negligible effect (0). 

For Gypsy and Traveller sites the figure for pitch need is 68 (net). Therefore any site that provides capacity for at least 5% of the pitch 
need (in this instance at least 4 pitches), are assumed to have a significant positive effect (++). Sites that provide capacity for up to 5% of 
the housing target (1-5% which equates to 1-3 homes) are assumed to have a minor positive effect (+). All other sites with a capacity of 
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SA Question: Will the policy… Assumptions for SA of Housing Sites 

less than 1% of the housing target are assumed to have a negligible effect (0). 

Affordable housing 

Policy SP 7 requires that, subject to viability, 

• development within Hatfield proposing 11 or more dwellings or land with an area of 0.5 ha or more should provide 25% 
affordable dwellings. 

• development within Welwyn Garden City proposing 11 or more dwellings or land with an area of 0.5 ha or more should 
provide 30% affordable dwellings 

• development within Excluded Villages proposing 11 or more dwellings or land with an area of 0.5 ha or more should provide 
35% affordable dwellings 

Sites of this size are assessed as having a significant positive (++) effect on this aspect of the SA objective. Sites below these 
thresholds and Gypsy and Traveller sites are not required to make affordable provision due to viability evidence. They will therefore 
be assessed as having a negligible (0) effect. 

Dwellings for older people 

Emerging Core Strategy Local Plan policy CSP 7 requires that, subject to viability and design restrictions, development proposing 5 or 

more dwellings should include 20% of market dwellings to meet Building Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent) meeting Lifetime Homes standards. Sites identified with potential to provide 5 dwellings or 

more will therefore be assessed as having a significant positive (++) effect on this aspect of the SA objective. Sites below this threshold 

and Gypsy and Traveller sites are not required to make Lifetime Homes provision meet this standard. They will therefore be assessed 

as having a negligible effect (0). 

 

…ensure the supply, location and quality 
of business and employment sites reflects 
the needs of local businesses and 
encourages a mixed and greener 
economy? (6.1) 

For any site located within an Employment Site the loss of employment land could result in a negative effect for this objective. This 
would be a significant negative effect (--) if all of the employment land is lost or a minor negative effect (-) if less than 50% of the 
employment land is lost. 

All other sites would be negligible (0). 

P
age 905



 Appendix A  

Updated SA Framework and Assumptions 

 Addendum to the Sustainability Appraisal of the Welwyn Hatfield 

Local Plan   

January 2020 

 

 

LUC  I 12 

SA Question: Will the policy… Assumptions for SA of Housing Sites 

…encourage economic investment in 
those areas most in need of 
regeneration, in a way that will benefit 
those most in need of 

rewarding employment? (6.2) 

Not applicable to housing sites. 

…enhance the vitality and attraction of 
Welwyn Garden City and Hatfield town 
retail centres? (6.3) 

Housing sites within straight walking distance (1,400 m) of Welwyn Garden City or Hatfield town centres are assumed to provide support 
for their vitality, and will result in a minor positive (+) effect. Sites within the town centres will result in a significant positive effect (++). 

All other sites are likely to have a negligible effect (0). (Sources 

required: town centre boundaries). 

…sustain rural communities and their 

economies, small businesses and other 

rural diversification, while protecting rural 

character? (6.4) 

Not applicable to housing sites. 

…avoid the sterilisation of mineral 
resources? (6.5) 

Some areas of Hertfordshire have been identified as Preferred Areas for mineral extraction in the Hertfordshire Minerals Local Plan, 
2007. This does not mean that development could not occur in these locations, but that the County Council would need to be consulted 
to determine whether prior extraction of the mineral resource was required before development. Since the outcome of this consultation 
will be unknown at the time the site is allocated, an uncertain effect is identified on this SA objective. 

Sites that overlap a Preferred Area are assumed to have an uncertain minor negative effect (-?). (Sources 

required: Minerals Preferred Areas) 

P
age 906



 Appendix A  

Updated SA Framework and Assumptions 

 Addendum to the Sustainability Appraisal of the Welwyn Hatfield 

Local Plan   

January 2020 

 

 

LUC  I 13 

SA Question: Will the policy… Assumptions for SA of Housing Sites 

…provide access to training, skills 
development and lifelong learning to 
meet identified needs? (6.6) 

The effects of housing development on this objective will depend on the availability of school and college places to serve the new 
residents. 

Where sites are within straight line walking distance (1,400 m) of existing education establishments (nurseries, schools or 
colleges922), a potential significant positive (++?) effect may occur because it could be easier and more resource/cost efficient to 
expand those existing facilities to accommodate new residents as required, rather than building new schools to serve the new 
residents. 

Where a site is within walking distance (1,400 m) of existing education establishments (nurseries, schools or colleges9) but there are 
potential barriers to access for all ages and abilities (e.g. topography, major road), or a strategic allocation where a new school is 
required, a minor positive uncertain (+?) rather than a significant positive score is given. 

All other sites are assumed to have a negligible effect (0). 

(Sources required: GIS mapping of education facilities; OS base map) 
 

 ____________________________________________________________________________________________________  

22 The University of Hertfordshire has not been included as it is assumed that sites are not being developed for student housing 
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Employment 

Welwyn Hatfield Options for Site Allocations SA: Assumptions for Employment Sites 

SA Question: Will the policy… Assumptions for SA of Employment Sites 

Long-term Objective 1: Health Improvement 

…lead to reduced health 
inequalities, and in particular 
improve the health of those living in 
communities characterised by 
relatively poor health? (1.1) 

Where a site is within straight line walking distance (1,400 m) of a residential area there is a minor positive (+) effect on this aspect of the SA 
objective due to it enabling walking access to employment opportunities. Where a site is within walking distance of a residential area but there 
are potential barriers to access for all ages and abilities (e.g. topography, major road), the score is downgraded to a minor positive negligible 
(0). 

Sites within walking distance of a rail station (1,400 m) or bus stop (400 m) are assumed to have a minor positive (+) effect on this aspect of 
the SA objective as they encourage walking to work which can improve the health of employees. 

Sites which are also located within straight line walking distance (1,400 m) of an area within one of the 20% most deprived areas within the 
District (‘access to services’ domain of English Indices of Deprivation) are assessed as having a significant positive (++) effect on this aspect 
of the objective. Sites which are located within straight line walking distance (1,400 m) of one of the 20-40% most deprived areas within the 
District (English Indices of Deprivation) are assessed as having a positive (+) effect. 

Other employment sites will be assessed as having a negligible (0) effect on this aspect. (Sources required: GIS 

mapping of train stations and bus stops; English Indices of Deprivation) 

…lead to improved health for 
all? (1.2) 

Long-term Objective 2: Safer Communities 

…reduce opportunities for crime 
and anti-social behaviour, and 
reduce fear of crime? (2.1) 

The effects of new development on safety, crime and fear of crime will depend on design proposals for the allocated sites and factors such as 
the inclusion of open spaces that are overlooked by buildings to improve safety and security and sufficient lighting. Generally, these issues will 
not be influenced by the location of development and will instead be determined though the detailed proposals for each site. This SA objective 
does not, therefore, form part of the SA of options for Site Allocations. 

(Sources required: none) 
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SA Question: Will the policy… Assumptions for SA of Employment Sites 

…ensure there is no increase in 
flood risk to people or property, 
taking into account climate 
change? (2.2) 

Development on sites that are within areas of high fluvial flood risk may have negative effects on this SA objective: 

• Sites having a significant proportion of land (>=25%) within flood zones 3a or 3b, have an ‘extreme’ flood hazard rating in the SFRA, and/or 
include flood storage areas are assumed to have a significant negative (--) effect. 

• Sites having as significant proportion of land (>=25%) within flood zone 2 or that are 5-25% within flood zone 3 are assumed to have a 
minor negative (-) effect. Sites that include a very small part of a flood storage area would also have a minor negative effect. 

• Sites with less than 5% of their land within flood zone 3, less than 25% of their land within flood zone 2 and do not include flood storage 
areas are assumed to have a negligible (0) effect. 

The opportunity to incorporate SuDS to mitigate the risks of surface water flooding and surface water contamination is a design issue and 
does not form part of the SA of options for Site Allocations. 

(Sources required: EA flood zones; SFRA; flood storage areas) 

Long-term objective 3: Good Citizenship 

…encourage involvement of 
the public in the planning 
process? (3.1) 

Not applicable to appraisal of options for site allocations. 

Long-term objective 4: Improving the environment 

…significantly reduce greenhouse 
gas emissions from built 
development? (4.1) 

While any additional development is likely to increase total energy consumption in the District, it is likely to be built to a higher energy efficiency 
standard than existing housing stock as a result of increasingly stringent Building Regulations requirements and the Government’s 2016 zero 
carbon target for new dwellings, thereby helping to improve energy efficiency. It may also offer opportunities for incorporating local renewable 
energy generation. 

However, these issues will not be determined by the location of the development and will, instead, be determined though the detailed 
proposals for each site. Therefore, this aspect of the SA objective is not assessed in the SA of options for Site Allocations. 
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SA Question: Will the policy… Assumptions for SA of Employment Sites 

…significantly reduce greenhouse 
gas emissions from transport? (4.2) 

In terms of location, greenhouse gas emissions are most closely linked to emissions from vehicles. Vehicles are more likely to be used as 
distances to destinations increase or travel by alternative more sustainable modes become less attractive. As an indication of effects on this 
aspect of the SA objective, the following is assumed: 

Proximity to housing: 

• Where an allocation is within straight line walking distance (1,400 m) of a residential area there is a significant positive (++) effect on 
this aspect of the SA objective due to minimising travel distances and car use related greenhouse gas emissions, and enabling easier 
access to employment opportunities. 

• Where a site is within walking distance of a residential area but there are potential barriers to access for all ages and abilities (e.g. 
topography, major road), the score is downgraded to the next lowest score (e.g. ++ score becomes + or + becomes 0). 

Proximity to transport services: 

• Sites within walking distance of a rail station (1,400 m) or bus stop on a route providing a six day a week service (400 m) are assumed to 
have a significant positive (++) effect on this aspect of the SA objective as they encourage travel to work by public transport. 

• Other employment sites will be assessed as having a negligible (0) effect on this aspect. 

(Sources required: GIS mapping of train stations and bus stops on routes providing a six day a week service) 

…avoid and reduce air 
pollution? (4.3) 

In terms of location, air pollution is most closely linked to emissions from vehicles.  Vehicles are more likely to be used as distances to 
destinations increase or travel by alternative more sustainable modes become less attractive. As an indication of effects on this aspect of the 
SA objective, the following is assumed: 

Proximity to transport services: 

• Sites within walking distance of a rail station (1,400 m) or bus stop on a route providing a six day a week service (400 m) are assumed to 

have a significant positive (++) effect on this aspect of the SA objective as they encourage travel to work by public transport. 

• Other employment sites will be assessed as having a negligible (0) effect on this aspect. 

(Sources required: GIS mapping of train stations; bus stops on routes providing a six day a week service) 
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SA Question: Will the policy… Assumptions for SA of Employment Sites 

…protect and enhance open 
space and landscape character, 
retaining local distinctiveness? 
(4.4) 

Open Space 

Where a significant proportion (>=25%) of an allocated site is within an existing area of open space23 a significant adverse (--?) effect is 
assumed. Where a smaller part (5-25%) of an allocated site is within an existing open space a minor negative (-?) effect is assumed. In both 
cases uncertainty relates to the extent to which the development will contribute to alternative provision of open space that is lost to development. 
Sites that are <5% open space are assumed to have a negligible (0) effect. 

Landscape Character 

Potential effects on landscape features and character will be assessed through the sensitivity score given for each landscape area 
assessed in the Landscape Sensitivity and Capacity Study, Oct 2012 Assessment (2019): 

• Sites that are within areas that are assessed as being of low sensitivity are likely to have a negligible (0) effect on landscape character and 
features. 

• Sites that are within areas that are assessed as being of medium moderate or low-moderate sensitivity could have a minor negative 
(-?) effect on landscape character and features. 

• Sites that are within areas that are assessed as being of moderate-high, high or very high sensitivity could have a significant 
negative (--?) effect on landscape character and features. 

All other sites will be assessed as having an uncertain (?) effect on landscape character and features. In all cases, potential negative effects 
will be uncertain as the exact impacts on the landscape will depend on factors relating to the specific siting, layout and design of the new 
development. 

Previously Developed Land 

If the Council identifies the site as previously developed land a significant positive effect (++?) will be assumed but with uncertainty relating 
to the appropriateness of the design of the development. Sites identified as a mix of greenfield and previously developed land are assumed 
to have a minor positive effect (+?). All other sites not identified as previously developed land are assumed to have a negligible (0) effect. 

Retaining Local Distinctiveness 

With regards to assessing the coalescence of towns and villages the WHBC Green Belt Review Stage 2 (in preparation August/September 
2014) report Study Stage 3 (2019) will be used. Looking at A 'significant' score presented for the ‘local Green Belt purpose’ (to Maintain the 
Existing Settlement Pattern) in the Green Belt review, a ‘significant’ contribution will be assumed to equate to a significant negative (--) SA 
effect, and a ‘partial’ contribution score presented for the 'local Green Belt purpose' in the Green Belt review will be assumed to equate to a 

 ___________________________________________________________________________________________________  

23 Categories include natural green space, amenity green space, outdoor sports facilities, parks and gardens, green corridors and civic spaces (WHBC Greenspace dataset). 
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SA Question: Will the policy… Assumptions for SA of Employment Sites 

minor negative (-) SA effect. All other sites not within the Green Belt, or scoring ‘limited/or no’ effect contribution in the Green Belt review, are 
considered to have negligible effects (0).  Where there is a ‘limited/or no’ contribution score, we will also check the score for Purpose 2 
(Prevent neighbouring towns from merging), and take whichever is the greater contribution. This is because the Green Belt Study records 
‘limited/no effect’ for the local purpose, where Purpose 2 applies, to avoid duplication (because the local purpose is effect ively an extension of 
Purpose 2).  

 (Sources required: settlement boundaries; landscape sensitivity study, Green Belt study, open space boundaries) 

…conserve and enhance the 
Borough’s character, sense of 
place and local distinctiveness, 
historic environment, heritage and 
cultural assets, and their settings? 
(4.5) 

English Heritage bases its definition of the setting of a heritage asset on the previous national Planning Policy Statement 5, as “the 
surroundings in which [the asset] is experienced. Its extent is not fixed and may change as the asset and its surroundings evolve. Elements of 
a setting may make a positive or negative contribution to the significance of an asset, may affect the ability to appreciate that significance, or 
may be neutral”24. Therefore, it is not possible to precisely determine effects on the setting of heritage assets during a desk-based strategic SA 
exercise such as this. 

As an indication of potential effects on heritage assets from housing development, the following is assumed: 

• A significant negative effect (--?) may occur where the development location is adjacent to or includes a designated heritage asset (e.g. 
listed building, Scheduled Monument, Registered Park and Garden or Conservation Area). 

• Where development is between 250 m and 1 km from heritage assets, a minor negative (-?) effect may occur. 

• Where sites are more than 1 km from any heritage designations, a negligible (0) effect on this objective is assumed. 

• Where sites contain Areas of Archaeological Significance an uncertain minor negative effect is assumed (-?). The effect on archaeological 
finds is considered permanent. 

All potential negative effects are assumed to be uncertain as the actual effects on historic assets will depend on the exact siting, scale and type 
of development and opportunities which may exist to enhance the setting of heritage features (e.g. where sympathetic development replaces a 
derelict brownfield site which is currently having an adverse effect). Scores may therefore need to be moderated depending on local 
circumstances. 

Development locations that will bring ‘at risk’ heritage assets (e.g. listed buildings) back into productive use will be assumed to have a 
significant positive effect (++?) on the basis that the fabric of the asset will therefore be restored and maintained but with uncertainty relating to 
whether the restoration/maintenance will be sympathetic to the asset’s historic significance. 

(Sources required: GIS mapping of listed buildings, Scheduled Monuments, Registered Parks and Gardens and Conservation Areas, 

 ___________________________________________________________________________________________________  

24 English Heritage. The Setting of Heritage Assets REVISION NOTE June 2012. 
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SA Question: Will the policy… Assumptions for SA of Employment Sites 

‘at risk’ heritage assets to be brought back into use) 

…protect and enhance 

biodiversity and geodiversity, 

taking into account the impacts of 

climate change? (4.6) 

Similar to heritage assets, there is not a fixed distance at which biodiversity sites may be affected by new development, as the habitats and 
species for which biodiversity sites are designated are different, and different types of effects can be transmitted across different distances (e.g. 
air or water pollution may travel much further than noise or disturbance from physical presence of humans or dogs). Therefore, it is not possible 
to determine actual effects on the structure and function of habitats and populations of species during a desk-based strategic SA exercise such 
as this. 

As an indication of potential effects on biodiversity assets from options for employment site allocations, the following assumptions are made: 

• Where allocated sites overlap with an internationally (SAC, SPA, Ramsar), nationally (SSSI, NNR) or locally (Local Wildlife Site, Local 
Nature Reserve) designated wildlife site or area of Ancient Woodland, significant adverse (--) effects are assumed. 

• Where allocated sites are within 500m of the boundary of an internationally (SAC, SPA, Ramsar), nationally (SSSI, NNR) or 250m of 
a locally (Local Wildlife Site, Local Nature Reserve) designated wildlife site or area of Ancient Woodland, uncertain significant 
adverse (--?) effects are assumed. 

• Where allocated sites are between 500m and 1,000m from the boundary of an internationally (SAC, SPA, Ramsar), nationally (SSSI, 
NNR) or between 250m and 500m from a locally (Local Wildlife Site, Local Nature Reserve) designated wildlife site or area of Ancient 
Woodland, uncertain minor adverse (-?) effects are assumed. 

• Where allocated sites have a significant proportion of undesignated greenfield land (>=25%) an uncertain (?) effect is assumed due to 
the potential for impacts on undesignated biodiversity interest. 

Where sites are within the remainder of the Plan area, the effect on this SA objective is assessed as negligible (0). The potential for 
previously developed land to support biodiversity is reflected under Objective 4.10. 

(Sources required: boundaries of designated wildlife sites) 
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SA Question: Will the policy… Assumptions for SA of Employment Sites 

…reduce water consumption, and 
provide for reliable sources of 
water supply even in drought 
conditions? (4.7) 

Development standards in relation to water efficiency are not related to site location therefore the SA of options for site allocations does not 
assess this; potential effects of water efficient design are instead dealt with in the SA of DM policies. 

(Sources required: None) 

…avoid water pollution? (4.8) The location of employment site allocations may affect water quality due to spatial variations in the capacity of existing WwTWs and the 
foul and combined sewer network to accommodate additional demand from new development as well as variations in the sensitivity of 
groundwater and surface water receptors. 

The Water Cycle Study Scoping Report (2010) classifies each settlement in the Borough into categories relating to constraints to 
development. Required improvements to potable water and sewage treatment infrastructure don’t constrain the amount of development going 
ahead but do affect timing of delivery (sites within settlements identified as requiring extensive infrastructure improvements to allow 
development will take longer to deliver). It is assumed that sites will not be developed until suitable infrastructure improvements have been 
implemented to ensure potable water supply and waste water are managed properly to avoid adverse effects on water quality and as such 
scores have not been assigned as a result of the Water Cycle Study. 

Groundwater Source Protection Zones represent where there is a risk of contamination of groundwater resources from certain activities. 
Construction within the inner or outer impact zones is assessed as having a minor adverse effect on 

the SA objective but with uncertainty (-?) relating to the construction activities (e.g. dewatering) and mitigation that would be employed. All other 
sites are considered to have negligible effects (0). 

Pollution risks to surface waters from construction of commercial buildings are assumed to be fully addressed by compliance with Environment 
Agency pollution prevention guidance and do not form part of the SA of options for Site Allocations. 

(Sources required: groundwater Source Protection Zones, EA groundwater Principles and practice (GP3) document) 
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SA Question: Will the policy… Assumptions for SA of Employment Sites 

…minimise the amount of 

waste generated and 

maximise the re- use, recycling 

or composting of waste that 

cannot be reduced? (4.9) 

Waste generation is not related to site location therefore the SA of options for site allocations does not assess this; potential effects of 
resource use and minimising waste are instead dealt with in the SA of DM policies. 

(Sources required: None) 

…promote the conservation and 
sustainable use of productive 
agricultural land and maximise 
the sustainable use of previously 
developed land? (4.10) 

Where allocated sites are on high quality (grade 1, 2 or 3*) agricultural land there is assumed to be a negative effect on preserving soil quality: 

• Sites with a significant proportion (=>25%) of grade 1 or 2 agricultural land are assumed to have a significant negative (--) effect. 

• Sites that are between 10% and 25% on grade 1 or 2 agricultural land are assumed to have a minor negative (-) effect. 

• Sites with a significant proportion (>=25%) of grade 3 agricultural land are assumed to have a minor negative (-) effect. 

All other sites are considered to have a negligible effect (0) on high quality agricultural land. In addition: 

• Sites with a significant proportion (>=25%) of brownfield land are assumed to have an uncertain minor positive effect (+?). The effect is 
considered to be uncertain at this stage until more information is known about the potential for the brownfield land to support habitats 
and species of biodiversity importance. The biodiversity value of brownfield land will be fully assessed and development would progress 
where adverse effects can be satisfactorily mitigated. 

• Sites with a significant proportion (>=25%) of greenfield land are assumed to have a minor negative (-) effect. 

• …resulting in overall mixed effects when taken together with effects on agricultural land. 

If the site is known to be contaminated and remediation would be a condition of commercial development then assess as having a significant 
positive effects on this aspect of the objective (++); if contamination  status is unknown assess effect as uncertain (?); if site is not thought to be 
contaminated assess effect as negligible (0). 

Note: Agricultural Land Classification maps do not distinguish between grade 3a, which is considered to be best and most versatile 
agricultural land, and grade 3b, which isn’t. 

(Sources required: GIS mapping of agricultural land classifications, brownfield land) 

Long-term Objective 5: Decent Housing 
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SA Question: Will the policy… Assumptions for SA of Employment Sites 

…provide the right amount, 

type and tenure of housing to 

meet identified local needs? 

(5.1) 

This objective is not appraised for employment sites. Mixed use sites (which are predominantly for housing) are appraised against the framework 
for housing site. 

Long-term objective 6: A thriving economy 

…ensure the supply, location and 
quality of business and 
employment sites reflects the 
needs of local businesses and 
encourages a mixed and greener 
economy? (6.1) 

Large sites delivering 5% of employment need (i.e. 6,900 sq m, or 0.69 ha) are expected to have a significant positive effect on this objective 
(++?) as it is assumed they would be flexible enough to be able to meet the needs of local businesses. Smaller sites delivering less than 5% of 
employment need (i.e. 6,900 sq m, or 0.69 ha) would have a minor positive effect (+?). 

In the case of retail floorspace, sites delivering 5,000 sqm2 retail floor space in Welwyn Garden City or 500 sqm2 retail floor space in Hatfield, in 
accordance with the Welwyn Hatfield Retail Needs Study Update (2012) are expected to have a significant positive effect on this objective 
(++?). All other allocations which include retail floorspace are considered negligible. 

Effects would be uncertain as the exact nature of development on sites is not yet known. 

…encourage economic 
investment in those areas most 
in need of regeneration, in a way 
that will benefit those most in 
need of rewarding employment? 
(6.2) 

Allocations which are within straight line walking distance (1,400 m) of an area within one of the 20% most deprived areas within the District 
(English Indices of Deprivation) are assessed as having a significant positive (++) effect on this aspect of the objective as they will encourage 
economic investment in areas most in need. 

Allocations which are within straight line walking distance (1,400 m) of an area within one of the 20-40% most deprived areas within the 

District (English Indices of Deprivation) are assessed as having a positive (+) effect. All other sites are assessed as having in a negligible 

effect. 

…enhance the vitality and 
attraction of Welwyn Garden City 
and Hatfield town retail centres? 
(6.3) 

Employment sites within straight walking distance (1,400 m) of Welwyn Garden City or Hatfield town centres are assumed to encourage 
economic development in and provide support for their vitality, and will result in a minor positive (+) effect. 

All other sites are likely to have a negligible effect (0). (Sources 

required: town centre boundaries). 
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SA Question: Will the policy… Assumptions for SA of Employment Sites 

…sustain rural communities and 
their economies, small businesses 
and other rural diversification, while 
protecting rural character? (6.4) 

Employment allocations located in or adjacent to Small Excluded and Large Excluded Villages are assessed as having a minor positive (+) 
effect on sustaining rural communities and their economies but this effect would be uncertain (+?) as it depends on the type and scale of the 
business and whether or not it is designed to protect rural character. 

All other sites are likely to have a negligible effect (0). 

…avoid the sterilisation of 
mineral resources? (6.5) 

Some areas of Hertfordshire have been identified as Preferred Areas for mineral extraction in the Hertfordshire Minerals Local Plan, 2007. This 
does not mean that development could not occur in these locations, but that the County Council would need to be consulted to determine 
whether prior extraction of the mineral resource was required before development. Since the outcome of this consultation will be unknown at 
the time the site is allocated, an uncertain effect is identified on this SA objective. 

Sites that overlap a Preferred Area are assumed to have an uncertain minor negative effect (-?). 

(Sources required: Minerals Preferred Areas) 

…provide access to training, 
skills development and lifelong 
learning to meet identified 
needs? (6.6) 

The effects of employment development on this objective cannot be assessed in the appraisal of site employment allocations unless types 
of employment and opportunities for training and skills development are known. 
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Land west of Brookmans Park BrP5 

 
Site – Land west of 

Brookmans Park 

BrP

5 

Potential 

Capacity 

165 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 
living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Potterells Medical Centre, 

Brookmans Park Dental Practice, Bradmore 

Green Pharmacy, Michaels Butchers, Regent 
Fruit and Veg Store, Bradmore Green 

Newsagents, Bakery, Bradmore Green Co-op 

and Bradmore Green Fishmonger. 

- Within 1,400m: Brookmans Park Golf Club 

(although not accessible to all), Gobions Park, 

Gobions Play Area, Hatfield Park, North Mymms 

Park, Welham Green football pitch and tennis 

courts, Welham Green Bowls Club, Brookmans 

Park Primary School, The Royal Veterinary 

College and Chancellor’s Secondary School.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 
gas emissions 

from transport? ++ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of Traveller’s Lane 
Employment Site (EA8) and within 720m of Michaels 

Butchers, Regent Fruit and Veg Store, Bradmore Green 

Newsagents, Bradmore Green Co-op and Bradmore Green 

Fishmonger store (via footpath or road over the railway 

track). A significant positive effect is therefore expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service 

and within 1,400m of Brookmans Park Railway Station 

and Welham Green Railway Station. A significant positive 

effect is therefore expected. 

 
 

Not required. 

4.3 Avoid and 

reduce air 

pollution 
++ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of Traveller’s Lane 
Employment Site (EA8) and within 720m of Michaels 

Butchers, Regent Fruit and Veg Store, Bradmore Green 

Newsagents, Bradmore Green Co-op and Bradmore Green 

Fishmonger store. A significant positive effect is therefore 

expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service 

and within 1,400m of Brookmans Park Railway Station 

and Welham Green Railway Station. A significant positive 

effect is therefore expected.  

Not required. 

4.4 Protect and 

enhance open 

space and 
landscape 

character, 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 
contribute to the reasonable costs of 

providing new green infrastructure, 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

retaining local 

distinctiveness? 

required as a result of their 

proposals. 

--? 

Landscape character: The site is in an area classified as 

having a moderate-high sensitivity to development; 

therefore a significant negative effect is expected 

although this is uncertain as the exact impacts on the 

landscape will depend on factors relating to the specific 

siting, layout and the design of the new development.  

SP9: Place making and high 

quality design states that proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

0 

Previously Developed Land: This site is on previously 

undeveloped land; therefore a negligible positive effect is 

expected.  

Not required.  

-- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a 

significant contribution to maintaining the existing 
settlement pattern (Local Purpose) and therefore a partial 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2). Therefore this site is 

assumed to have a significant negative effect against this 

specific issue.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 
local distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 
historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

--? 

This site is adjacent to a Grade II Listed Building (The 

Potterells) and is between 250m-1000m of Gobions 

Registered Park and Garden, 17 Grade II Listed Buildings 

and one Grade II* Listed Building; therefore, a significant 

negative effect is expected although this is uncertain as 

the actual effects on historic assets will depend on the 
exact siting, scale and type of development and 

opportunities which may exist to enhance the setting of 

heritage features, or protect their settings through 

screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 
appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

The site is between within 250m of Potterells Wood LWS, 

and 500m from Water End Swallow Holes SSSI; therefore 

a significant negative uncertain effect is expected.  

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 
states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

-? 

The site is within an inner source protection zone, 

therefore a minor negative effect is expected, although 

this is uncertain and dependent on the type of 

construction activity and mitigation that will be employed.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 
productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is completely within Grade 3 agricultural land and 

is considered to be a greenfield site; therefore a minor 

negative effect is expected.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 
best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

+ 

Amount of housing: The site provides capacity for up to 

165 homes which is between 1 and 5% of the Borough’s 

housing target (15,200) and therefore is assumed to have 

a minor positive effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for up 

to 165 homes and therefore it is assumed the site would 
accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 165 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

Not Required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

adaptable dwellings' (or updated equivalent). A significant 

positive effect is therefore expected.  

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 

This site is not located within an Employment Site. A 

negligible effect is therefore expected.  
Not required.  

 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 
City and Hatfield 

town retail 

centres? 

0 

This site is not within 1,400m of a town centre; therefore 

a negligible effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 
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Brookmans Park Transmitting Station BrP34 

Site – Brookmans 

Park Transmitting 

Station 

BrP3

4 

Potential 

Capacity 

300 Policy SADM31: Bell Bar and 

Brookmans Park 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 
relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: None of the facilities listed in the 

assumptions are nearby, but the site is adjacent 

to a nursery (Dutch Marketplace) and within 

720m of a petrol station, which offer some 

convenience/food shopping opportunities.  

- Within 1,400m: Brookmans Park Golf Club, 
Gobions Play Area, Northaw Great Wood 

Country Park , Chancellors Secondary School 

and Queenswood Independent School. The site 

also contains and proposes additional 

employment use. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 
no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

This site is not within a Flood Zone 2 or 3 area and does 
not contain flood storage areas; therefore a negligible 

effect is expected. 

SADM 14: Flood Risk and Surface 
Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is not 

within walking distance (1,400m) of an Employment Site 

or Town Centre nor is it within 720m of a 

food/convenience store. However, the site would provide 

mixed use development including retention of existing 

employment and additional employment uses, which could 

reduce the travel distance of local residents thereby 
reducing greenhouse gas emissions. A significant positive 

effect is expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

a bus stop on a route providing a six day a week service. 

A significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is not 

within 1,400m of an Employment Area or a Town Centre, 

however the site would provide mixed use development 

including employment which could reduce the travel 

distance of local residents thereby reducing greenhouse 

gas emissions. A significant positive effect is expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

a bus stop on a route providing a six day a week service. 

A significant positive effect is therefore expected.  

Not required.  

4.4 Protect and 

enhance open 
space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 
this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 
Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

 
 

Landscape character: The site is assessed as having a 

low-moderate landscape sensitivity and therefore could 

have a minor negative effect on landscape character.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

local distinctiveness, wider 

townscape and landscape. 

+? 

Previously Developed Land: This site was identified as a 

mix of greenfield and previously developed land 

(comprising Brookmans Park Transmitting Station), and 

so a minor positive uncertain effect is expected.  

Not required  

0 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a limited 

to no contribution to maintaining the existing settlement 

pattern (Local Purpose) and a limited to no contribution to 

preventing neighbourhood towns from merging (Green 

Belt Purpose 2) and therefore this site is assumed to have 

a negligible effect against this specific issue. 

Not required but SP9: Place 

making and high quality design 

states that proposals should relate 

well to their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

4.5 Conserve and 
enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 
and their settings? 

-? 

This site is not directly adjacent to any heritage assets. 
Between 250m and 1km of the site, there are six Grade II 

Listed Buildings, a Conservation Area and Gobions 

Registered Park and Garden. It Is also noted that the 

transmitting station/tower on the site may be of historic 

interest as the first of a BBC Home Counties network of 

transmitting stations. Therefore, a minor negative effect is 

expected although this is uncertain as the actual effects 

on historic assets will depend on the exact siting, scale 

and type of development and opportunities which may 
exist to enhance the setting of heritage features, or 

protect their settings through screening.  

SP1: Delivering Sustainable 
Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

The site is within 250m of George’s Wood and Grasslands 

South of Mymfield LWS. Therefore, a significant negative 

uncertain effect is assumed for this site. The uncertainty 

is also assigned expected that the site is on more than 

25% of greenfield land which could result in the loss of 

undesignated biodiversity interests. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

 

 

 

 

SP 10: Sustainable design and 

construction- water sensitive 
design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 
previously 

developed land 

- 

The site is completely within Grade 3 agricultural and is 

predominantly greenfield land, and as such a minor 

negative effect is expected. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

+ 

Amount of housing: The site provides capacity for 300 

homes which is between 1% and 5% of the Borough’s 

housing target (15,200) and therefore is assumed to have 

a minor positive effect. 

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to 

the creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 300 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 300 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 
(or updated equivalent) . A significant positive effect is 

expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 
+? This site is not located within an existing Employment 

Area but proposes 6,550m2 of employment space. This is 
Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

less than 5% of employment need (6,900 m2) and 

therefore would have a minor positive effect on this 

objective. 

 

  

6.2 Encourage 

economic 

investment in 

those areas most 

in need of 

regeneration, in a 

way that will 

benefit those most 

in need of 

rewarding 

employment 

0 

This site is not located within walking distance (1,400m) 

of one of the 20% most deprived areas within the 

Borough, neither is it within this distance from one of the 
20-40% most deprived areas. A negligible effect is 

therefore expected.  

Not required. 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 
City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

 

6.4 Sustain rural 

communities and 

their economies, 

small businesses 

and other rural 

diversification, 

while protecting 

rural character 

+? 

The site proposes mixed use development (including 

employment) and is adjacent to the small excluded 

settlement of Bell Bar. Therefore, a minor positive effect is 

expected due to the site’s potential to sustain the rural 

community’s economy, although this is uncertain as it 

depends on the type and scale of the employment use 

proposed, and whether or not it is designed to protect 

rural character.  

Not required. 

6.5 Avoid 

sterilisation of 
mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 
to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 
of local education facilities therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Land at Northaw Road East, Cuf12a 

 
Site – Land at 

Northaw Road East 

Cuf1

2a 

Potential 

Capacity 

139 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Cuffley Village Surgery, Post 
Office, pharmacy, Co-op, Simmons Bakery 

Newsagents and Tesco.  

- Within 1,400m: King George V Playing Fields, 

Cuffley JMI Primary School, Cuffley Four 

Corners Nursery, Cuffley Nursery School, and 

Sopers Road Employment Site. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 
contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 
no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

Less than 5% of the site lies within Flood Zones 2 and 3 
and do not include flood storage areas; therefore a 

negligible effect is expected.  

SADM 14: Flood Risk and Surface 
Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 
++ 

Proximity to employment and services: This site is within 

1,400m of Sopers Road Employment Site, therefore a 

significant positive effect is expected. It should be noted 

that this Employment Area is located to the east of the 

train line and will be accessible to future housing 

occupants via Station Road.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on a route providing a six day a week 
service and is within 1,400m of Cuffley Train station. A 

significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is within 

1,400m of Sopers Road Employment Site, therefore a 

significant positive effect is expected. It should be noted 

that this Employment Area is located to the east of the 

train line and will be accessible to future housing 

occupants via Station Road.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on a route providing a six day a week 

service and is within 1,400m of Cuffley Train station. A 

significant positive effect is therefore expected. 

 

 

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

--? 

Landscape character: The site is assessed as having a 

moderate-high landscape sensitivity and therefore 

development could have a significant negative effect on 

landscape character.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

0 

Previously Developed Land: This site was identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required.  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement pattern 

(Local Purpose) and a partial contribution to preventing 

neighbourhood towns from merging (Green Belt Purpose 

2), and therefore this site is assumed to have a minor 

negative effect against this specific issue. 

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of Captain William 

Leefe Robinson VC memorial obelisk Grade II Listed 

Building. Therefore a minor negative effect is expected 

although this is uncertain as the actual effects on historic 

assets will depend on the exact siting, scale and type of 

development and opportunities which may exist to 

enhance the setting of heritage features, or protect their 

settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-? 

The site is between 250m and 500m from Cattlegate 

Wood LWS, The Dell (Cuffley) and Cuffley Station 

Embankment. Therefore, an uncertain minor negative 

effect is assumed for this site. The uncertainty is also 

recognised, given that the site is on more than 25% of 

greenfield land which could result in the loss of 

undesignated biodiversity interests. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected. 

 

 

 

 

Not required but SP 10: 

Sustainable design and 
construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 
previously 

developed land 

- 

The site is completely within Grade 3 agricultural and 

greenfield land, and as such a minor negative effect is 

expected. 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 
right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 139 
homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

Not required but SP1 Delivering 
Sustainable Development requires 

new development to contribute to 

the creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 139 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 139 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent). 

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

0 

This site is not located within an Employment Area and 
therefore would have a negligible effect on this objective. 

 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities and therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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SE of KGV Playing Fields Cuf15 

Site - SE of KGV 

Playing Fields 

Cuf1

5 

Potential 

Capacity 

176 Policy SADM 33: Housing 

allocations in Cuffley  

 

General Development 

Management Policies 

 

SA Objective Likely  

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 
characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: The Dental Centre, Village Dental 

Practice, Salepick Ltd Pharmacy, Cuffley Village 

Surgery, Simmons Bakery, and the Co-op. 

- Within 1,400m: King George V Playing Fields, 

Cuffley JMI Primary School, Cuffley Four 
Corners Nursery, Cuffley Nursery School, The 

Driveway/Hill Rise amenity green space and 

Sopers Road Employment Site. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 
or property, taking 

into account 

climate change?  

- 

8% of this site’s area is within Flood Zone 3; therefore a 

minor negative effect is expected.  

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 
consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is within 

1,400m of Sopers Road Employment Site, therefore a 

significant positive effect is expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

four bus stops on a route providing a six day a week 

service and is within 1,400m of Cuffley Train station. A 

significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution ++ 

Proximity to employment and services: This site is within 

1,400m of Sopers Road Employment Site, therefore a 

significant positive effect is expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

four bus stops on a route providing a six day a week 

service and is within 1,400m of Cuffley Train station. A 

significant positive effect is therefore expected.  

Not required.  

4.4 Protect and 
enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 
existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 
Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is assessed as having a 

moderate landscape sensitivity and therefore development 

could have a minor negative effect on landscape 

character.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

0 

Previously Developed Land: This site was identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required.  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement pattern 

(Local Purpose) and a partial contribution to preventing 

neighbourhood towns from merging (Green Belt Purpose 

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 
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SA Objective Likely  

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

2), and therefore this site is assumed to have a minor 

negative effect against this specific issue. 

local distinctiveness, wider 

townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 
distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of Cattlegate 

Farmhouse Grade II Listed Building and an area of 

archaeological significance. Therefore a minor negative 

effect is expected although this is uncertain as the actual 

effects on historic assets will depend on the exact siting, 
scale and type of development and opportunities which 

may exist to enhance the setting of heritage features, or 

protect their settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 
assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 
the impacts of 

climate change? 

-? 

The site is between 250m and 500m from Cattlegate 

Wood LWS. Therefore, an uncertain minor negative effect 

is assumed for this site. The uncertainty is also 

recognised, given that the site is on more than 25% of 

greenfield land which could result in the loss of 

undesignated biodiversity interests. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

Not required but SP 10: 

Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

 

- 

The site is completely within Grade 3 agricultural and 

greenfield land, and as such a minor negative effect is 

expected. 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 
and tenure of 

housing to meet 

identified local 

needs? 

+ 

Amount of housing: The site provides capacity for 176 

homes which is between 1 and 5% of the Borough’s 
housing target (15,200) and therefore is assumed to have 

a minor positive effect. 

Not required but SP1 Delivering 

Sustainable Development requires 
new development to contribute to 

the creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 176 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 176 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent) . 

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

Not required. 
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SA Objective Likely  

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 
development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities and therefore an uncertain 
significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Site – Link Drive HE1

7 

Potential 

Capacity 

84 Policy Policy SADM26: New 

dwellings in Hatfield 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary  Mitigation 

recommendations 

(focussing on 

significant adverse 

effects) 

 Long-term Objective 1: Health Improvement 

1.1 …lead to 
reduced health 

inequalities, and 

in particular 

improve the 

health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking 
distance of several types of community 

facilities including: 

- Within 720m: ASDA, 

Iceland, Smarty Newsagent, 

Lloyds Pharmacy, Springfield 

Pharmacy, Boots Pharmacy, 

Wrafton House Surgery, 

Lister House GP, Town 

Centre Post Office and 

Hatfield Post Office. 

- Within 1,400m: Queensway 

Park amenity green space, 

Hatfield Swimming Centre, 

Birchwood recreational 

fields, Hatfield recreational 

ground and playing fields, 

Roe Green playing fields, Old 

Hatfield playing field, 

Hatfield House Park, Onslow 
St. Audrey’s Secondary 

School, Bishop’s Hatfield 

Girl’s School, Oakview 

Primary School, Roe Hill 

Nursery, Oxlease Nursery, 

Countess Anne Primary 

School and Nursery, St. 

Philip Howard Primary 

School, Rainbow Day 

Nursery, Birchwood Nursery, 
Birchwood Avenue Primary 

School, University of 

Hertfordshire, Beaconsfield 

and Great North Road 

Employment Sites (EA4), 

Fiddlebridge Lane 

Employment Site (EA5), 

Hatfield Business Park 

Employment Site (EA6) and 
Bishops Square Employment 

Site (EA7). The site is also 

within Hatfield Town Centre. 

The site is not within an area classified 

as being within 20% of the most 

deprived areas nationally.  

Overall a minor positive effect is 

expected as new residents would have 

access to a range of existing services.  

 Not required, but SP 1: 
Sustainable 

Development promotes 

the increased supply of 

housing and contributes to 

the reduction of social and 

health inequalities.  

 Long-term Objective 2: Safer Communities 

2.2 Ensure there 

is no increase in 

flood risk to 
people or 

property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 

3 and does not contain flood storage 

areas; therefore a negligible effect is 

expected. 

 SADM 14: Flood Risk 

and Surface Water 

Management Supporting 
text-some allocations will 

be need to consider fluvial 

and surface water flood 

risk, albeit of limited 

extent. 

 Long-term Objective 4: Improving the Environment 
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SA Objective Likely 

Effects 

Commentary  Mitigation 
recommendations 

(focussing on 

significant adverse 

effects) 

4.2 Significantly 

reduce 

greenhouse gas 

emissions from 

transport? ++ 

Proximity to employment and services: 

This site is within walking distance 

(1,400m) of four Employment Sites 

(Beaconsfield and Great North Road 

(EA4), Fiddlebridge Lane (EA5), 

Hatfield Business Park (EA6) and 

Bishops Square (EA7) and is within 
Hatfield Town Centre. A significant 

positive effect is expected.  

 Not required 

++ 

Proximity to transport services: This 

site is within 400m of thirteen bus stop 

on routes providing a six day a week 

service and within 1,400m of Hatfield 

train station. A significant positive 

effect is therefore expected.  

 Not required. 

4.3 Avoid and 

reduce air 

pollution ++ 

Proximity to employment and services: 

This site is within 1,400m of four 

Employment Sites and is within 

Hatfield Town Centre. A significant 

positive effect is therefore expected.  

 Not required 

++ 

Proximity to transport services: This 
site is within 400m of thirteen bus stop 

on routes providing a six day a week 

service and within 1,400m of Hatfield 

train station. A significant positive 

effect is therefore expected.  

 Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site 

is located within existing open space 

and therefore for this specific issue, 

this site is assumed to have a 

negligible effect on open space.  

 Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be 

required to contribute to 

the reasonable costs of 

providing new green 
infrastructure, required as 

a result of their proposals. 

? 

Landscape character: Although the site 

is in an urban area, effects on 

landscape character will depend on 

factors relating to the specific siting, 

layout and design of the new 

development. An uncertain effect is 

therefore expected.  

 SP9: Place making and 

high quality design 

states that proposals 

should relate well to their 

surroundings, local 

distinctiveness, wider 

townscape and landscape. 

++? 

Previously Developed Land: This is an 

urban site on previously developed 

land and therefore would have a 

significant positive effect although this 
is uncertain and will be dependent on 

the appropriateness of the design of 

the future development.  

 Not required  

0 

Retaining local distinctiveness: The site 

is not within the Green Belt and 

therefore is assumed to have a 

negligible effect on retaining local 

distinctiveness.  

 Not required but SP9: 

Place making and high 

quality design states 

that proposals should 

relate well to their 

surroundings, local 

distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 
Borough’s 

character, sense 

of place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their 

settings? 

-? 

This site is between 250m and 1km of 

a number of Grade I, II and II* Listed 
Buildings particularly within Hatfield, 

Hatfield Conservation Area and Hatfield 

House Registered Park and Garden; 

therefore, a minor negative effect is 

expected although this is uncertain as 

the actual effects on historic assets will 

depend on the exact siting, scale and 

type of development and opportunities 

which may exist to enhance the setting 
of heritage features, or protect their 

settings through screening.  

 SP1: Delivering 

Sustainable 
Development- heritage 

assets should be protected 

and enhanced. 

SADM 15: Heritage – 

proposals should sustain 

and enhance heritage 

assets and respect the 

character, appearance and 

setting of the asset in 
terms of design, scale, 

materials and impact on 

key views. 
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SA Objective Likely 

Effects 

Commentary  Mitigation 
recommendations 

(focussing on 

significant adverse 

effects) 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into 

account the 

impacts of climate 

change? 

-? 

The site is between 250m and 500m of 

Howe Dell School LWS and Stream 

Woods LWS and LNR; therefore, an 

uncertain minor negative effect is 

assumed for this site.  

 SP 11: Protection and 

enhancement of critical 

environmental assets- 

Appropriate protection, 

enhancement and 

management of ecological 

assets. 

SADM 16: Ecology and 

Landscape- Conserve 

and enhance the 

borough's natural and 

historic landscape. 

4.8 Avoid water 

pollution 

-? 

The site is partly within an outer 

source protection zone, therefore a 

minor negative is expected, although 

this is uncertain and dependent on the 

construction activities and mitigation 

employed.  

 SP 10: Sustainable 

design and 

construction- water 

sensitive design principles 

should be integrated into 

development proposals to 
sustainably address water 

supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

+? 

The site is on brownfield land and as 

such a minor positive effect is 

expected although this is uncertain at 

this stage until more information is 

known about the potential for the 

brownfield land to support habitats and 

species of biodiversity importance.  

 Not required. 

 Long-term Objective 5: Decent Housing 

5.1 Provide the 
right amount, 

type and tenure 

of housing to 

meet identified 

local needs? 

0 

Amount of housing: The site provides 
capacity for 84 homes which is less 

than 1% of the Borough’s housing 

target (15,200) and therefore is 

assumed to have a negligible effect. 

 SP1 Delivering 
Sustainable 

Development requires 

new development to 

contribute to the creation 

of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides 

the capacity for 84 homes and 

therefore it is assumed the site would 

accommodate 35% affordable 

dwellings. A significant positive effect 

is therefore expected.  

 Not required. 

++ 

Dwellings for older people: The site 
provides the capacity for 84 homes 

and therefore it is assumed the site 

would include 20% of dwelling to meet 

Building Regulations Part M4(2) 

standards for 'accessible and adaptable 

dwellings' (or updated equivalent) . A 

significant positive effect is therefore 

expected.  

 Not Required. 

 Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local 

businesses and 

encourages a 

mixed and 

greener 

economy?  

0 

This site is not located within an 

Employment Area and therefore would 

have a negligible effect on this 

objective. 

 Not required. 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

++ 

This site is within Hatfield Town Centre 

which will support the town’s vitality 

and vibrancy; therefore a significant 

positive effect is expected.  

 Not required. 
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SA Objective Likely 

Effects 

Commentary  Mitigation 
recommendations 

(focussing on 

significant adverse 

effects) 

City and Hatfield 

town retail 

centres? 

6.5 Avoid 

sterilisation of 

mineral resources 
0 

According to the Minerals Local Plan 

2007 the site is not within a preferred 

area for mineral extraction, therefore a 

negligible effect is expected. 

 Not required. 

6.6 Provide 

access to training, 

skills 
development and 

lifelong learning 

to meet identified 

needs 

++? 

The site is within straight line walking 

distance (1,400 m) of local education 

facilities; therefore an uncertain 
significant positive effect may occur 

because it could be easier and more 

resource/cost efficient to expand those 

existing facilities to accommodate new 

residents as required, rather than 

building new facilities to serve the new 

residents.  

 Not required. 

 

  

Page 935



B-18 

 

Lemsford Road HC08 

 
Site – Lemsford 

Road 

HC0

8 

Potential 

Capacity 

32 Policy SP 20: Hatfield Town 

Centre Strategy 

Policy SADM26: New 

dwellings in Hatfield 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 
reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 
improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: ASDA Pharmacy, Boots 

Pharmacy, Springfield Pharmacy, Lloyds 

Pharmacy, Burvill House GP Surgery, Lister 

House GP Surgery, Wrafton House GP Surgery, 

Queensway Health Clinic, Hatfield Dental 

Centre, Aesthetics Dental Centre, ASDA, 

Iceland, Smarty Newsagent, ALDI, Amar 

Newsagents, Sella Supermarket and Hatfield 

Post Office. 

- Within 1,400m: Albans Road West amenity 

green space, Queensway park amenity green 

space, Hatfield Swimming Centre, Birchwood 

Playing Fields, Hatfield recreational ground and 

playing fields, Hertfordshire Sports Village, Roe 

Green playing fields, Old Hatfield playing field, 

Hatfield Park, Onslow St. Audrey’s Secondary 

School, Bishop’s Hatfield Girl’s School, Howe 

Dell Primary School, Oakview Primary School, 
Roe Hill Nursery, Oxlease Nursery, Countess 

Anne Primary School and Nursery, St. Philip 

Howard Primary School, Rainbow Day Nursery, 

Birchwood Nursery, Birchwood Avenue Primary 

School, University of Hertfordshire, Beaconsfield 

and Great North Road Employment Sites (EA4), 

Fiddlebridge Lane Employment Site (EA5), 

Hatfield Business Park Employment Site (EA6) 

and Bishops Square Employment Site (EA7). 

The site is also within Hatfield Town Centre. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 
Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Not required but SP 20: Hatfield 

Town Centre Strategy seeks to 

enhance the quality of the 

environment and public realm, 

support existing and new 

communities and promote a safe and 

secure environment.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within a Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 
gas emissions from 

transport? 
++ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of four Employment Sites 
(Beaconsfield and Great North Road (EA4), Fiddlebridge 

Lane (EA5), Hatfield Business Park (EA6) and Bishops 

Square (EA7) and is within Hatfield Town Centre. A 

significant positive effect is expected.  

Not required but SP 20: Hatfield 

Town Centre Strategy encourages 
a balanced mix and diversity of uses 

in the town centre including retail, 

leisure, community uses, offices and 

housing. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service 

and within 1,400m of Hatfield train station. A significant 

positive effect is therefore expected.  

Not required but SP 20: Hatfield 

Town Centre Strategy seeks to 

improve access for pedestrians and 

cyclists within and to the town centre 

and enhance public transport within 

the town centre. 

++ Proximity to employment and services: This site is within 

1,400m of four Employment Sites and is within Hatfield 

Not required but SP 20: Hatfield 

Town Centre Strategy encourages 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

4.3 Avoid and 

reduce air pollution 

Town Centre. A significant positive effect is therefore 

expected.  

a balanced mix and diversity of uses 

in the town centre including retail, 

leisure, community uses, offices and 

housing. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route routes providing a six day a week 

service and within 1,400m of Hatfield train station; 

therefore a significant positive effect is expected. 

Not required but SP 20: Hatfield 

Town Centre Strategy seeks to 

improve access for pedestrians and 

cyclists within and to the town centre 

and enhance public transport within 

the town centre. 

4.4 Protect and 

enhance open 
space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 
this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 
Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

? 

Landscape character: Although the site is in an urban 

area, effects on landscape character will depend on 

factors relating to the specific siting, layout and design of 

the new development. An uncertain effect is therefore 

expected.  

SP9: Place making and high 

quality design states that proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

SP 20: Hatfield Town Centre 
Strategy seeks to enhance the 

quality of the environment and public 

realm. 

++? 

Previously Developed Land: This is an urban site on 

previously developed land and therefore would have a 

significant positive effect although this is uncertain and 

will be dependent on the appropriateness of the design of 

the future development.  

Not required  

0 

Retaining local distinctiveness: The site is not within the 

Green Belt and therefore is assumed to have a negligible 

effect on retaining local distinctiveness.  

Not required but SP9: Place 

making and high quality design- 

Proposals should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

Not required but SP 20: Hatfield 

Town Centre Strategy seeks to 

enhance the quality of the 

environment and public realm.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 
environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of nine Grade II Listed 

Buildings and one Grade II* Listed Building; therefore, a 

minor negative effect is expected although this is 

uncertain as the actual effects on historic assets will 

depend on the exact siting, scale and type of development 

and opportunities which may exist to enhance the setting 

of heritage features, or protect their settings through 

screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 
in terms of design, scale, materials 

and impact on key views. 

SP 20: Hatfield Town Centre 

Strategy seeks to enhance the 

quality of the environment and public 

realm.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 
the impacts of 

climate change? 

0 

The site is not within 1,000m of an international or 

national nature conservation site or within 500m of a local 

nature conservation site. A negligible effect is therefore 

expected.  

Not required but SP 11: Protection 

and enhancement of critical 

environmental assets seeks 

protection, enhancement and 

management of ecological assets. 

Not required but SADM 16: Ecology 

and Landscape states that 

proposals should conserve and 

enhance the borough's natural and 

historic landscape. 

4.8 Avoid water 

pollution 
-? 

The site is within an outer source protection zone, 

therefore a minor negative is expected, although this is 

uncertain and dependent on the construction activities 

and mitigation employed.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

water supply, consumption and 

quality. 

SP 20: Hatfield Town Centre 

Strategy seeks to promote a safe 

and secure environment. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 
sustainable use of 

previously 

developed land 

+? 

The site is on brownfield land and as such a minor positive 

effect is expected although this is uncertain at this stage 

until more information is known about the potential for 

the brownfield land to support habitats and species of 

biodiversity importance.  

Not required. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 0 

Amount of housing: The site provides capacity for up to 

32 homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

SP 20: Hatfield Town Centre Strategy 

seeks to encourage a balanced mix 

and diversity of uses in the town 
centre including retail, leisure, 

community uses, offices and 

housing. 

++ 

Affordable housing: The site provides the capacity for up 

to 32 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required, but SP 20: Hatfield 

Town Centre Strategy seeks to 

support existing and new 

communities. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 32 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent) . A 

significant positive effect is therefore expected.  

Not Required, but SP 20: Hatfield 

Town Centre Strategy seeks to 

support existing and new 

communities. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

Not required but SP 20: Hatfield 

Town Centre Strategy seeks to 
encourage a balanced mix and 

diversity of uses in the town centre 

including retail, leisure, community 

uses, offices and housing. It also 

seeks to secure new shopping 

opportunities and make provision for 

the town centre markets. 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

++ 

This site is within Hatfield Town Centre which will support 

the town’s vitality and vibrancy; therefore a significant 

positive effect is expected.  

Not required, but SP 20: Hatfield 

Town Centre Strategy seeks to 

enhance the quality of the 

environment and public realm and 

promote a safe and secure 

environment.  

 

6.5 Avoid 
sterilisation of 

mineral resources 
0 

According to the Minerals Local Plan 2007 the site is not 
within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 

 

  

Page 938



B-21 

 

Meridian House HC11 

 
Site – Meridian 

House 

HC1

1 

Potential 

Capacity 

11 Policy Policy SADM26: New 

dwellings in Hatfield 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

++ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: ASDA Pharmacy, Boots 
Pharmacy, Springfield Pharmacy, Lloyds 

Pharmacy, Burvill House GP Surgery, Lister 

House GP Surgery, Wrafton House GP Surgery, 

Queensway Health Clinic, Hatfield Dental 

Centre, ASDA, Iceland, Smarty Newsagent, 

ALDI, Amar Newsagents, Sella Supermarket and 

Hatfield Post Office. 

- Within 1,400m: Albans Road West amenity 

green space, Queensway park amenity green 

space, Hatfield Swimming Centre, Hatfield 
recreational ground and playing fields, 

Hertfordshire Sports Village, Birchwood playing 

fields, Roe Green playing fields, Old Hatfield 

playing field, Hatfield Park, Onslow St. Audrey’s 

Secondary School, Bishop’s Hatfield Girl’s 

School, Howe Dell Primary School, Oakview 

Primary School, Roe Hill Nursery, Oxlease 

Nursery, Countess Anne Primary School and 

Nursery, St. Philip Howard Primary School, 
Rainbow Day Nursery, Birchwood Nursery, 

Birchwood Avenue Primary School, University of 

Hertfordshire, Beaconsfield and Great North 

Road Employment Sites (EA4), Fiddlebridge 

Lane Employment Site (EA5), Hatfield Business 

Park Employment Site (EA6) and Bishops 

Square Employment Site (EA7). The site is also 

within Hatfield Town Centre and is within 

walking distance (1,400m) from the Galleria 

shopping centre. 

The site is within an area classified as being within 20% of 

the most deprived areas nationally.  

Overall a significant positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 
contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 
gas emissions from 

transport? 
++ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of four Employment Sites 
(Beaconsfield and Great North Road (EA4), Fiddlebridge 

Lane (EA5), Hatfield Business Park (EA6) and Bishops 

Square (EA7) and is within Hatfield Town Centre. A 

significant positive effect is expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

twelve bus stops on routes providing a six day a week 

service and within 1,400m of Hatfield train station. A 

significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 
++ 

Proximity to employment and services: This site is within 

1,400m of four Employment Sites and is within Hatfield 

Town Centre. A significant positive effect is therefore 

expected.  

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

++ 

Proximity to transport services: This site is within 400m of 

twelve bus stops on routes providing a six day a week 

service and within 1,400m of Hatfield train station; 

therefore a significant positive effect is expected. 

Not required. 

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

? 

Landscape character: Although the site is in an urban 
area, effects on landscape character will depend on 

factors relating to the specific siting, layout and design of 

the new development. An uncertain effect is therefore 

expected.  

SP9: Place making and high 
quality design states that proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

++? 

Previously Developed Land: This is an urban site on 

previously developed land and therefore would have a 

significant positive effect although this is uncertain and 

will be dependent on the appropriateness of the design of 

the future development.  

Not required.  

0 

Retaining local distinctiveness: The site is not within the 

Green Belt and therefore is assumed to have a negligible 

effect on retaining local distinctiveness.  

Not required but SP9: Place 

making and high quality design- 

Proposals should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of nine Grade II Listed 

Buildings and one Grade II* Listed Building; therefore, a 

minor negative effect is expected although this is 

uncertain as the actual effects on historic assets will 

depend on the exact siting, scale and type of development 

and opportunities which may exist to enhance the setting 

of heritage features, or protect their settings through 

screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 
enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

0 

The site is not within 1,000m of an international or 
national nature conservation site or within 500m of a local 

nature conservation site. A negligible effect is therefore 

expected.  

Not required but SP 11: Protection 
and enhancement of critical 

environmental assets seeks 

protection, enhancement and 

management of ecological assets. 

Not required but SADM 16: Ecology 

and Landscape states that 

proposals should conserve and 

enhance the borough's natural and 

historic landscape. 

4.8 Avoid water 

pollution 

-? 

The site is within an outer source protection zone, 

therefore a minor negative is expected, although this is 
uncertain and dependent on the construction activities 

and mitigation employed.  

SP 10: Sustainable design and 

construction- water sensitive 
design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 
sustainable use of 

previously 

developed land 

+? 

The site is on brownfield land and as such a minor positive 

effect is expected although this is uncertain at this stage 

until more information is known about the potential for 

the brownfield land to support habitats and species of 

biodiversity importance.  

Not required. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for up to 

11 homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ Affordable housing: The site provides the capacity for up 

to 11 homes and therefore it is assumed the site would 

Not Required. 
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Effects 

Commentary Mitigation recommendations 
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effects) 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

++ 

Dwellings for older people: The site provides the capacity 

for up to 11 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent) . A 

significant positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

Not required. 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

++ 

This site is within Hatfield Town Centre which will support 

the town’s vitality and vibrancy; therefore a significant 

positive effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 
development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore an uncertain 
significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 
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Minster House, Hatfield HSW92 

 
Site – Minster 

House, Hatfield 

HS

W9

2 

Potential 

Capacity 

49 Policy Policy SADM26: New 

dwellings in Hatfield 

General Development 

Management Policies 

 

SA Objective Likely 

Effect

s 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health for 

all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Esso Fuel and shop, Hodson 
Chemist, Hilltop Dental Surgery, Wrafton House 

GP, Martin’s Newsagents, One Stop Convenience 

Store. 

- Within 1,400m: Minister Close/Bishops Rise 

amenity green space, Skips grove amenity 

green space, Hazel grove amenity green space, 

Playing Fields, Newstead Recreation Ground, 

Hatfield House Park, The University of 

Hertfordshire, Roe Hill Nursery, Oxlease 

Nursery, De-Havilland Primary School and 
Nursery, Southfield Primary School, Oak View 

Primary School, St. Philip Howard Primary 

School, Hatfield Day Nursery, Onslow St. 

Audrey’s Secondary School, Bishop Hatfield 

Girls’ School, Bishop Square Employment Site 

(EA7), Fiddlebridge Lane Employment Site 

(EA5), Travellers Lane Employment Site (EA8) 

and Hatfield Town Centre. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: 

Sustainable Development 

promotes the increased supply of 
housing and contributes to the 

reduction of social and health 

inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is within 

1,400m of Bishop Square Employment Site (EA7), 

Fiddlebridge Lane Employment Site (EA5), Travellers Lane 

Employment Site (EA8) and Hatfield Town Centre. A 

significant positive effect is therefore expected. 

Not required. 

++ 

Proximity to transport services: This site is within 400m of 
bus stops on a route providing a six day a week service. A 

significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is within 

1,400m of Bishop Square Employment Site (EA7), 

Fiddlebridge Lane Employment Site (EA5), Travellers Lane 

Employment Site (EA8) and Hatfield Town Centre. A 

significant positive effect is therefore expected. 

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service. A 

significant positive effect is therefore expected.  

Not required. 

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 
local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 
providing new green infrastructure, 

required as a result of their 

proposals. 
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? 

Landscape character: Although the site is in an urban 

area, effects on landscape character will depend on factors 

relating to the specific siting, layout and design of the new 

development. An uncertain effect is therefore expected.  

SP9: Place making and high 

quality design states that 

proposals should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

++? 

Previously Developed Land: This site is on previously 

developed land; therefore a significant positive effect is 

expected although this will be uncertain and dependent on 

the design of the site.  

Not required.  

0 

Retaining local distinctiveness: This site is in an urban 

area therefore it does not contribute towards maintaining 

the existing settlement pattern (Local Purpose) or help 
prevent neighbouring towns from merging (Green Belt 

Purpose 2). A negligible effect is expected.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 
local distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, and 

their settings? 

-? 

This site is between 250m-1000m of Hatfield House 

Registered Park and Garden, and three Grade II Listed 

Buildings; therefore, a minor negative effect is expected 

although this is uncertain as the actual effects on historic 

assets will depend on the exact siting, scale and type of 

development and opportunities which may exist to 

enhance the setting of heritage features, or protect their 

settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

-? 

The site is between 250m-500m of Hazel Grove LWS; 

therefore a minor negative uncertain effect is therefore 

expected.  

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape states that proposals 

should conserve and enhance the 

borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

-? 

The site is within an inner source protection zone; 
therefore a minor negative effect is expected although this 

is uncertain as the extent of the effect will depend on the 

construction methods used and mitigation measures 

implemented.  

SP 10: Sustainable design and 
construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 
and maximise the 

sustainable use of 

previously 

developed land 

+? 

The site is on urban brownfield land. Therefore, the effect 

is considered to be minor positive but uncertain until more 

information is known about the potential for the brownfield 

land to support habitats and species of biodiversity 

importance 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for up to 49 

homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for up 

to 49 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 49 homes and therefore it is assumed the site 
would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent) . A significant 

positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location and 

quality of business 

0 

This site is not located within an Employment Site; 

therefore a negligible effect is expected.  

Not required. 
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SA Objective Likely 
Effect

s 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy?  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres? 

+ 

This site is within 1,400m of a Hatfield Town Centre; 

therefore a minor positive effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 
development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore an uncertain 
significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 
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College Lane North HSW94 

 
Site – College Lane 

North 

HSW

94 

Potential 

Capacity 

115 Policy Policy SADM26: New 

dwellings in Hatfield 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: The Health Centre GP, Co-op, 
Aldi, Amar News, Sella Supermarket and 

Cinema, restaurants and shops. 

- Within 1,400m: Chantry Lane Dell amenity 

green space, Hatfield Bowls Club, Hatfield Swim 

Centre, Playing Fields, Jim McDonald Centre, 

Recreation ground, Roe Hill nursery school, Roe 

Hill playing fields, De Havilland Primary School, 

Howe Dell School, Bishop Hatfield Girls’ School, 

Onslow St Audrey's, Hatfield Town Centre, Oak 

View Primary and Nursey School, Bishops 
Square Employment Site, Hatfield Business 

Park Employment Site and Fiddlebridge Lane 

Employment Site. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 
contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 
property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect 

is expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 
consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is within 

1,400m of Bishop Square Employment Site (EA7), 

Fiddlebridge Lane Employment Site (EA5), Hatfield 

Business Park Employment Site (EA6) and Hatfield Town 

Centre. A significant positive effect is therefore expected. 

Not required. 

++ 

Proximity to transport services: This site is within 400m 

of bus stops on a route providing a six day a week 

service. A significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is within 

1,400m of Bishop Square Employment Site (EA7), 

Fiddlebridge Lane Employment Site (EA5), Hatfield 

Business Park Employment Site (EA6) and Hatfield Town 

Centre. A significant positive effect is therefore expected. 

Not required. 

++ 

Proximity to transport services: This site is within 400m 
of bus stops on a route providing a six day a week 

service. A significant positive effect is therefore expected. 

 

 

Not required. 

4.4 Protect and 

enhance open 

space and 

landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space. 

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

? Landscape character: Although the site is in an urban 
area, effects on landscape character will depend on 

SP9: Place making and high 
quality design states that proposals 

Page 945



B-28 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

factors relating to the specific siting, layout and design of 

the new development. An uncertain effect is therefore 

expected.  

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

0 

Previously Developed Land: The area considered suitable, 

available, achievable for development of housing is on 

greenfield land; therefore a negligible effect is expected.  

Not required.  

0 

Retaining local distinctiveness: This site is in an urban 

area therefore it does not contribute towards maintaining 

the existing settlement pattern (Local Purpose) or help 

prevent neighbouring towns from merging (Green Belt 

Purpose 2). A negligible effect is expected.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 
character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

0 

This site is between 250m-1000m of nine Grade II Listed 

Buildings and two Grade II* Listed Building, however, 

built form and the A1M with its vegetated embankments 
lie between the site and the various assets; therefore, a 

negligible effect is expected.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 
geodiversity, 

taking into account 

the impacts of 

climate change? 

? 

The site is not within 250m-500m of designated wildlife 

sites, however the site is primarily undesignated 

greenfield land, so an uncertain effect is assumed due to 

the potential impacts on undesignated biodiversity.  

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 
protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

-? 

The site is within an outer source protection zone; 

therefore a minor negative effect is expected although 

this is uncertain as the extent of the effect will depend on 

the construction methods used and mitigation measures 

implemented. 

 

 

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 
water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

-? 

The site is on urban greenfield land. Therefore, the effect 

is considered to be minor negative due to the potential 

impacts on undesignated biodiversity. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 
and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for up to 

115 homes which is less than 1% of the Borough’s 
housing target (15,200) and therefore is assumed to have 

a negligible effect. 

SP1 Delivering Sustainable 

Development requires new 
development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for up 

to 115 homes and therefore it is assumed the site would 

accommodate 25% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 49 homes and therefore it is assumed the site 

would include 20% of dwellings to meet Building 

Regulations Part M4(2) standards for ‘accessible and 

adaptable dwellings’ (or updated equivalent). A significant 

positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

0 

This site is not located within an Employment Site; 

therefore a negligible effect is expected.  

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

+ 

This site is within 1,400m of a Hatfield Town Centre; 

therefore a minor positive effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.   

Not required. 
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Angerland Common (South) Hat20 

 
Site – Angerland 

Common (South) 

Hat

20 

Potential 

Capacity 

Employment Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

0 

The site is within straight line walking distance (1,400m) 

of a residential area and therefore enables walking access 

to employment opportunities; however there are potential 
barriers to access as the site is adjacent to the A1 road 

and South Way. Additionally, access would be further 

hindered as part of the path would be via a car park and 

there is no footpath along part of South Way.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a negligible effect is expected. 

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 
contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 
flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 
text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? + 

Proximity to housing: This site is within 1,400m of the 

residential areas of South Hatfield and Welham Green. 

However there are potential barriers to access as the site 

is adjacent to the A1 road and South Way. Additionally, 

access would be further hindered as part of the path would 

be via a car park and there is no footpath along part of 

South Way. A minor positive effect is therefore expected. 

Not required. 

++ 

Proximity to transport services: This site is not within 

1,400m of a rail station, but it is within 400m of bus stops 
on a route providing a six day a week service. A significant 

positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 
++ 

Proximity to transport services: This site is not within 

1,400m of a rail station, but it is within 400m of bus stops 

on a route providing a six day a week service. A significant 

positive effect is therefore expected. 

Not required. 

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

? 

Landscape character: The site is not included in the 
Landscape Sensitivity Assessment. Effects on landscape 

character will depend on factors relating to the specific 

siting, layout and design of the new development. An 

uncertain effect is therefore expected.  

SP9: Place making and high 
quality design states that proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

0 
Previously Developed Land: This site is greenfield land; 

therefore a negligible effect is expected.  

Not required.  

- 

Retaining local distinctiveness: This site is expected to 

have a partial contribution towards maintaining the 

existing settlement pattern (Local Purpose) and helping to 

prevent neighbouring towns from merging (Green Belt 

Purpose 2). Therefore, a minor negative effect is expected.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 
place and local 

distinctiveness, 

historic 

0 

This site is between 250m-1000m of one Grade II Listed 

Building; however, vegetation and built form are between 

the site and heritage assets therefore, a negligible effect is 

expected.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 
should sustain and enhance heritage 

assets and respect the character, 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

environment, 

heritage and 

cultural assets, 

and their settings? 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

The site is within 250m of Tollgate Wood LWS; therefore a 

significant negative uncertain effect is therefore expected.  

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 
conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

 0 

The site is not within a source protection zone; therefore a 

negligible effect is expected.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 
productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

-- 

The majority of the site is within Grade 2 agricultural land 

and is entirely greenfield land. Therefore, the effect is 

considered to be significant negative. 

 

 

 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 
best and most versatile agricultural 

land. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

++? 

This site delivers 5% of employment need and therefore is 

expected to have a significant positive effect with 

uncertainty as it is assumed they would be flexible enough 

to be able to meet the needs of local businesses.  

Not required. 

6.2 Encourage 

economic 

investment in 

those areas most 

in need of 

regeneration, in a 

way that will 

benefit those most 

in need of 

rewarding 

employment?  

0 

As this site is not in straight line walking distance 

(1,400m) of an area within one of the 20% deprived 

areas with the District it is expected to have a negligible 
effect.  

 

6.3 Enhance the 

vitality and 

attraction of 
Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) to a 

town centre; therefore a negligible effect is expected.  

Not required.  

 

6.4 sustain rural 

communities and 

their economies, 

small businesses 

and other rural 

diversification, 

while protecting 

rural character? 

0 

This site is not adjacent to a Small or Large Excluded 

Village; therefore a negligible effect is expected.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 
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Land South of Hawkshead Road LHe31 

 
Site – Land South 

of Hawkshead Road  

LHe

3 

Potential 

Capacity 

47 Policy General Development 

Management Policies 

 

v 
 

Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 
living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: None. 

- Within 1,400m: Coopers Road Playing Field, 

Gobions Park, Gobions Play Area, Hatfield Park, 
North Mymms Park, Old Owens Sports Ground, 

Little Heath Playing Field, Queenswood 

Independent School, Lochinver House School 

and Mount Grace Schools and Little Heath 

Primary School and Nursery.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there 

is no increase in 
flood risk to 

people or 

property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 
text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce 

greenhouse gas 

emissions from 

transport? 

++ 

Proximity to employment and services: This site is not 

within walking distance (1,400m) of an Employment Site 

or Town Centre in Welwyn Hatfield and is not within 720m 

of a food/convenience store. It is however within walking 

distance of Potters Bar town centre located outside of the 

borough and therefore a significant positive effect is 

assumed.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 
bus stops on a route providing a six day a week service 

and within 1,400m of Potters Bar Railway Station. A 

significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air 

pollution 

++ 

Proximity to employment and services: This site is not 

within walking distance (1,400m) of an Employment Site 

or Town Centre within Welwyn Hatfield and is not within 

720m of a food/convenience store. It is however within 

walking distance of Potters Bar town centre located 

outside of the borough and therefore a significant positive 

effect is assumed.  

Not required. 

 ++ 

Proximity to transport services: This site is within 400m 

of bus stops on a route providing a six day a week service 

and within 1,400m of Potters Bar Railway Station. A 

significant positive effect is therefore expected.  

Not required. 

4.4 Protect and 

enhance open 
space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 
this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 
Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

--? 

Landscape character: The site is in an area classified as 

having a moderate-high sensitivity to development; 

therefore a significant negative effect is expected 

although this is uncertain as the exact impacts on the 

SP9: Place making and high 

quality design states that proposals 

should relate well to their 

                                                
1 Please note that LHe3 cannot come forward without site BrP7. 
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landscape will depend on factors relating to the specific 

siting, layout and the design of the new development.  

surroundings, local distinctiveness, 

wider townscape and landscape. 

0 
Previously Developed Land: This site is on greenfield 

land; therefore a negligible positive effect is expected.  

Not required.  

-- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a 

significant contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2). Therefore this site is 

assumed to have a significant negative effect against this 

specific issue.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 
character, sense 

of place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m-1000m of Gobions Registered 

Park and Garden, five Grade II Listed Buildings and one 

Grade II* Listed Building; therefore, a minor negative 
effect is expected although this is uncertain as the actual 

effects on historic assets will depend on the exact siting, 

scale and type of development and opportunities which 

may exist to enhance the setting of heritage features, or 

protect their settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 
geodiversity, 

taking into 

account the 

impacts of climate 

change? 

? 

The site is not within 1000m of a national nature 

conservation site or within 500m of a local nature 

conservation site; however the site is made up of entirely 
greenfield land which could result in the loss of 

undesignated biodiversity interests therefore an uncertain 

effect is expected.  

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 
protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer source protection 

zone, therefore a negligible effect is expected.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 
water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is completely within Grade 3 agricultural land and 

is a greenfield site; therefore a minor negative effect is 

expected.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 
housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for up to 

47 homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 
creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for up 

to 47 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 47 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent) . A 

significant positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

0 

This site is not located within an Employment Site. A 

negligible effect is therefore expected.  

Not required.  
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mixed and greener 

economy?  

6.3 Enhance the 

vitality and 

attraction of 
Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within 1,400m of a town centre; therefore 

a negligible effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 
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Studlands, Hawkshead Road LHe42 

 
Site – Studlands, 

Hawkshead Road 

LHe

4 

Potential 

Capacity 

12 

 

Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of 

several types of community facilities including: 

- Within 720m: None. 

- Within 1,400m: Little Heath Playing Fields, 

Coopers Road Playing Field, Brookmans Park, 

Gobions Wood – play area, Lochinver House 

School and Mount Grace Schools, Little Heath 

Primary and Nursery School and Queenswood 

Independent School. 

It should be noted that the education facilities are 

located on the eastern side of the A1000 (Hertford 

Road), but would be accessible by future residents 

walking or cycling.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the increased 

supply of housing and contributes to 
the reduction of social and health 

inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there 

is no increase in 

flood risk to 

people or 

property, taking 

into account 

climate change?  

0 

This site is not within a Flood Zone 2 or 3 area and does 

not contain a flood storage area. A negligible effect is 

therefore expected.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce 
greenhouse gas 

emissions from 

transport? 

++ 

Proximity to employment and services: This site is not 

within walking distance (1,400m) of an Employment Site 
or Town Centre within Welwyn Hatfield nor is it within 

720m of a food/convenience store, however it is within 

walking distance of Potters Bar Town Centre located 

outside of the borough and therefore a significant 

positive effect is assumed. 

Not required 

++ 

Proximity to transport services: This site is within 400m 

of six bus stops on routes providing a six day a week 

service. A significant positive effect is therefore 

expected. 

Not required. 

4.3 Avoid and 

reduce air 

pollution 
++ 

Proximity to employment and services: This site is not 

within 1,400m of an Employment Area or a Town Centre 

within Welwyn Hatfield. It is however within walking 
distance of Potters Bar town centre located outside of 

the borough and therefore a significant positive effect is 

assumed. 

Not required 

++ 

Proximity to transport services: This site is within 400m 

of six bus stops on routes providing a six day a week 

service. A significant positive effect is therefore 

expected. 

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- Developers 

will be required to contribute to the 

reasonable costs of providing new 

green infrastructure, required as a 

result of their proposals. 

                                                
2 LHe4 could only come forward if allocated with LHe5, as LHe4 would require access through LHe5 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

retaining local 

distinctiveness? 

-? 

Landscape character: The site is assessed as having a 

moderate landscape sensitivity and therefore could have 

a minor negative effect on landscape character.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

0 

Previously Developed Land: This site was identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required.  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement 

pattern (Local Purpose) and a partial contribution to 
preventing neighbourhood towns from merging (Green 

Belt Purpose 2) and therefore this site is assumed to 

have a minor negative effect against this specific issue. 

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense 

of place and local 

distinctiveness, 

historic 
environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of five Grade II 

Listed Buildings, one Grade II* Listed Building and 

Gobions Registered Park and Garden. Therefore, a minor 

negative effect is expected although this is uncertain as 

the actual effects on historic assets will depend on the 

exact siting, scale and type of development and 

opportunities which may exist to enhance the setting of 
heritage features, or protect their settings through 

screening.  

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset in 
terms of design, scale, materials and 

impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into 

account the 

impacts of climate 

change? 

-? 

The site is between 250m and 500m from Leggatts Park 

Drive LWS. Therefore, an uncertain minor negative effect 

is assumed for this site. The uncertainty is also assigned 

expected that the site is on more than 25% of greenfield 

land which could result in the loss of undesignated 

biodiversity interests. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

SP 10: Sustainable design and 
construction- water sensitive design 

principles should be integrated into 

development proposals to sustainably 

address water supply, consumption 

and quality. 
 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 
sustainable use of 

previously 

developed land 

- 

The site is completely within Grade 3 agricultural and 

greenfield land, and as such a minor negative effect is 

expected. 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 12 

homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 12 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not required. 

++ 

Dwellings for older people: The site provides the 

capacity for 12 homes and therefore it is assumed the 

site would include 20% of dwelling to meet Building 
Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent) . A 

significant positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective. 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore 

a negligible effect is expected. 

Not required. 

6.6 Provide access 
to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 
m) of local education facilities and therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Videne, Hawkshead Road, LHe4/53 

Site – Videne, 

Hawkshead Road, 

P80a 

LHe

4/5 

Potential 

Capacity 

36 Policy SADM32: Little Heath4 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 
inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 
improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: None. 

- Within 1,400m: Coopers Road Playing Field, 

Gobions Wood – play area, Lochinver House 

School and Mount Grace Schools, Little Heath 

Primary and Nursery School and Queenswood 

Independent School. 

It should be noted that the education facilities are located 

on the eastern side of the A1000 (Hertford Road), but 

would be accessible by future residents walking or cycling.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 
increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

This site is not within Flood Zones 2 or 3 and does not 

contain a flood storage area. A negligible effect is 

therefore expected.  

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? ++ 

Proximity to employment and services: This site is not 

within walking distance (1,400m) of an Employment Site 

or Town Centre within Welwyn Hatfield nor is it within 
720m of a food/convenience store, however WHBC note 

that it is within walking distance of Potters Bar Town 

Centre located outside of the borough and therefore a 

significant positive effect is assumed. 

Not required 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected. 

Not required. 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is not 

within 1,400m of an Employment Area or a Town Centre 

within Welwyn Hatfield. It is however within walking 

distance of Potters Bar town centre located outside of the 

borough and therefore a significant positive effect is 

assumed. 

Not required 

++ 

Proximity to transport services: This site is within 400m of 
six bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected. 

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is assessed as having a 

moderate landscape sensitivity and therefore could have a 

minor negative effect on landscape character.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

                                                
3 LHe4 could only come forward if allocated with LHe5, as LHe4 would require access through LHe5 
4 Whilst Policy SADM32 lists LHe4 and LHe5 separately, it is the combined are that is being taken forward, therefore this assessment is 

most relevant to the policy. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

local distinctiveness, wider 

townscape and landscape. 

+? 

Previously Developed Land: This site is identified as a 

mixed previously developed land and greenfield site, 

therefore would have a minor positive uncertain effect. 

Not required  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement pattern 

(Local Purpose) and a partial contribution to preventing 

neighbourhood towns from merging (Green Belt Purpose 

2) and therefore this site is assumed to have a minor 

negative effect against this specific issue. 

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 
the borough's natural and historic 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, 

and their settings? 

--? 

This site is approximately 50m of a Grade II Listed 

Building (Osborne House) and between 250m and 1km of 

six Grade II Listed Buildings and one Grade II* Listed 

Building and Gobions Registered Park and Garden. 

Therefore, a significant negative effect is expected 

although this is uncertain as the actual effects on historic 

assets will depend on the exact siting, scale and type of 

development and opportunities which may exist to 

enhance the setting of heritage features or protect their 

settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-? 

The site is between 250m and 500m from Leggatts Park 

Drive LWS. Therefore, an uncertain minor negative effect 

is assumed for this site. The uncertainty is also assigned 

given that the site is on more than 25% of greenfield land 

which could result in the loss of undesignated biodiversity 

interests. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

SP 10: Sustainable design and 

construction- water sensitive 
design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 
sustainable use of 

previously 

developed land 

- 

The site is mostly within Grade 3 agricultural and 

greenfield land, and as such a minor negative effect is 

expected. There is an area of previously developed land 

associated with a house, but this consists of less than 

25% of the site. 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 36 

homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 36 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 36 homes and therefore it is assumed the site would 

include 20% of dwellings to meet Building Regulations 
Part M4(2) standards for 'accessible and adaptable 

dwellings' (or updated equivalent) . A significant positive 

effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 
to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 
of local education facilities and therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Videne, Hawkshead Road LHe5 

Site – Videne, 

Hawkshead Road 

LHe

5 

Potential 

Capacity 

51 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: None. 

- Within 1,400m: Coopers Road Playing Field, 

Brookmans Park, Gobions Wood – play area, 

Lochinver House School and Mount Grace 

Schools, Little Heath Primary and Nursery 

School and Queenswood Independent School. 

It should be noted that the education facilities are located 

on the eastern side of the A1000 (Hertford Road), but 

would be accessible by future residents walking or cycling.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

This site is not within a Flood Zone 2 or 3 area and does 

not contain a flood storage area. A negligible effect is 

therefore expected.  

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 
reduce greenhouse 

gas emissions from 

transport? ++ 

Proximity to employment and services: This site is not 
within walking distance (1,400m) of an Employment Site 

or Town Centre within Welwyn Hatfield nor is it within 

720m of a food/convenience store, however WHBC note 

that it is within walking distance of Potters Bar Town 

Centre located outside of the borough and therefore a 

significant positive effect is assumed. 

Not required 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected. 

Not required. 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is not 

within 1,400m of an Employment Area or a Town Centre 

within Welwyn Hatfield. It is however within walking 

distance of Potters Bar town centre located outside of the 
borough and therefore a significant positive effect is 

assumed. 

Not required 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected. 

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is assessed as having a 

moderate landscape sensitivity and therefore could have a 

minor negative effect on landscape character.  

SP9: Place making and high 

quality design- Proposals should 
relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

+? 

Previously Developed Land: This site is identified as a 

mixed previously developed land and greenfield site, 

therefore would have a minor positive uncertain effect. 

Not required  
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement pattern 

(Local Purpose) and a partial contribution to preventing 

neighbourhood towns from merging (Green Belt Purpose 

2) and therefore this site is assumed to have a minor 

negative effect against this specific issue. 

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.5 Conserve and 

enhance the 
Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

--? 

This site is within 50m of a Grade II Listed Building 

(Osborne House) and between 250m and 1km of seven 
Grade II Listed Buildings, one Grade II* Listed Building 

and Gobions Registered Park and Garden. Therefore, a 

minor negative effect is expected although this is 

uncertain as the actual effects on historic assets will 

depend on the exact siting, scale and type of development 

and opportunities which may exist to enhance the setting 

of heritage features, or protect their settings through 

screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 
biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-? 

The site is between 250m and 500m from Leggatts Park 

Drive LWS. Therefore, an uncertain minor negative effect 
is assumed for this site. The uncertainty is also assigned 

expected that the site is on more than 25% of greenfield 

land which could result in the loss of undesignated 

biodiversity interests. 

SP 11: Protection and 

enhancement of critical 
environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 
proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is mostly within Grade 3 agricultural and 

greenfield land, and as such a minor negative effect is 

expected. There is an area of previously developed land 

associated with a house, but this consists of less than 

25% of the site. 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 
right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 51 
homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 
Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 51 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 51 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent) . A significant positive effect is 

therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

0 

This site is not located within an Employment Area and 
therefore would have a negligible effect on this objective. 

 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

mixed and greener 

economy?  

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 
meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities and therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 
existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Land at Roebuck Farm StL13 

 
Site – Land at 

Roebuck Farm 

StL1

3 

Potential 

Capacity 

27 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 
living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: None. 

- Within 1,400m: Birchwood Playing Fields, 

Lemsford Springs Nature Reserve, Stanborough 
Country Park, Gosling Sports Park, Brocket Hall 

Park, Stanborough Park Secondary School, 

Lakeside Special Needs School, Annabel’s 

Nursery, Barn-Close Nursery, Brocket Nursery, 

Parkway Nursery, St. John’s Primary School and 

Applecroft Primary School. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 
no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 
contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 
Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

+ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of Burrowfields Employment 

Site. However, this requires crossing both a motorway 

(A1(M)) and a train line at separate points in the journey. 

Whilst there are crossing points for these barriers, the 

route requires crossing roundabouts with traffic going 
onto/coming off of the A1, is not direct and may be 

unattractive to those travelling to work, particularly by 

foot or bike. A minor positive effect is therefore expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

two bus stops on a route providing a six day a week 

service. A significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 

+ 

Proximity to employment and services: This site is within 

1,400m of Burrowfields Employment Site. However, this 

requires crossing both a motorway (A1(M)) and a train 

line at separate points in the journey. Whilst there are 

crossing points for these barriers, the route requires 

crossing roundabouts with traffic going onto/coming off of 

the A1, is not direct and may be unattractive to those 
travelling to work, particularly by foot or bike. A minor 

positive effect is therefore expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

two bus stops on a route providing a six day a week 

service. A significant positive effect is therefore expected.  

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is assessed as having a 

low-moderate landscape sensitivity and therefore could 

have a minor negative effect on landscape character.  

SP9: Place making and high 

quality design- Proposals should 
relate well to their surroundings, 
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Effects 

Commentary Mitigation recommendations 
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effects) 

local distinctiveness, wider 

townscape and landscape. 

0 

Previously Developed Land: This site was identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required  

0 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a limited 

or no contribution to maintaining the existing settlement 

pattern (Local Purpose) and a limited or no contribution to 

preventing neighbourhood towns from merging (Green 

Belt Purpose 2); therefore this site is assumed to have a 

negligible effect against this specific issue.  

Not required but SP9: Place 

making and high quality design- 

Proposals should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

4.5 Conserve and 

enhance the 
Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of fifteen Grade II 

Listed Buildings, two Grade II* Listed Buildings, one 
Grade I Listed Building, Welwyn Garden City Conservation 

Area and Brocket Hall Registered Park and Garden. 

Therefore, a minor negative effect is expected although 

this is uncertain as the actual effects on historic assets will 

depend on the exact siting, scale and type of development 

and opportunities which may exist to enhance the setting 

of heritage features or protect their settings through 

screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 
biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

The site is within 250m of Lemsford Mead, Lemsford 

Springs and Brocket Park LWSs; therefore, an uncertain 
significant negative effect is assumed for this site. The 

uncertainty is also assigned given that the site is on more 

than 25% of greenfield land which could result in the loss 

of undesignated biodiversity interests. 

SP 11: Protection and 

enhancement of critical 
environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 
proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is not within Grades 1-3 agricultural land but is 

on mostly greenfield land which represents a less 

sustainable use of land compared to brownfield use. A 

minor negative effect is therefore expected.  

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 
right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 27 
homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 
Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 27 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 27 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent) . A significant positive effect is 

therefore expected. 

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

0 

This site is not located within an Employment Area and 
therefore would have a negligible effect on this objective. 

 

Not required. 
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Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of  local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Land adjacent to Lemsford School – StL16 

Site –Land adjacent 

to Lemsford School 

StL1

6 

Potential 

Capacity 

14 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: None.  

- Within 1,400m: Brocket Hall Park, Lemsford 

Corner Amenity green space, Lemsford Nature 

Reserve, Recreation Ground, Stanborough 

School, Stanborough Park, Applecroft School 

and nursery and St. John’s School.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site lies entirely within Flood Zone 1 and does not 

include flood storage areas; therefore a negligible effect is 

expected.  

Not required, but SADM 14: Flood 

Risk and Surface Water 

Management Supporting text-some 

allocations will be need to consider 

fluvial and surface water flood risk, 

albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

0 

Proximity to employment and services: This site is not 

within walking distance of any town centre or employment 

site, therefore a negligible effect is expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service, 

but is not within 1,400m of a rail station. A significant 

positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 0 

Proximity to employment and services: This site is not 
within walking distance of any town centre or employment 

site, therefore a negligible effect is expected. 

Not required 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service, 

but is not within 1,400m of a rail station. A significant 

positive effect is therefore expected. 

Not required. 

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: The site is not within existing open space 

and therefore for this specific issue, this site is assumed 

to have a negligible effect.  

SP 13: Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is assessed as being within 

a low to moderate landscape sensitivity area and 
therefore is assumed to have a minor negative effect on 

landscape character with uncertainty.  

SP9: Place making and high 

quality design- Proposals should 
relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

0 

Previously Developed Land: This site was identified as 

entirely greenfield therefore would have a negligible 

effect.  

Not required. 

0 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a limited 

or no contribution to maintaining the existing settlement 

pattern (Local Purpose) as well as having a limited or no 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2), and therefore this site is 
assumed to have a negligible effect against this specific 

issue. 

Not required but SP9: Place 

making and high quality design- 

Proposals should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

SADM 16: Ecology and Landsc 
ape- Conserve and enhance the 

borough's natural and historic 

landscape. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, 

and their settings? 

-? 

This site is within 250m of Brocket Hall Registered Park 

and Garden, six Grade II Listed Buildings (Church of St 

John the Evangelist, the Old Cottage, the Mill House, 

Lemsford Mill, Three Outbuildings to North, north-west of 

Lemsford Mill and Mill Cottage) and on Grade II* building, 

Gates, lodges and screen wall at Southeast entrance to 

Brocket Hall. The site is also between 250m and 1km of 

the Welwyn Garden City Conservation Area and many 

more Grade II Listed Buildings. Therefore a minor 
negative effect is expected although this is uncertain as 

the actual effects on historic assets will depend on the 

exact siting, scale and type of development and 

opportunities which may exist to enhance the setting of 

heritage features, or protect their settings through 

screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 
the impacts of 

climate change? 

-- 

The site is adjacent to Lemsford Mead LWS and is within 

250m of Lemsford Springs LWS and within 500m of 

Brocket Park North LWS. Therefore, significant negative 

effects are assumed for this site.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected. 

Not required but SP 10: 

Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 
conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land  

- 

The site is entirely within Grade 3 agricultural land. In 
addition, the site is an entirely greenfield and therefore 

the effect is considered to have a minor negative effect. 

 

Policy SP 11: Protection and 
enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 
housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 14 

homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to 
the creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 14 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is expected. 

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 14 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent). 

Not required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

 

Not required. 

  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

0 

This site is not within walking distance (1,400m) of a town 

centre and therefore a negligible effect is expected.  

Not required. 
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effects) 

town retail 

centres? 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities and therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 

 

  

Page 968



B-51 

 

Land at Park Farm Nor13 

 
Site – Land at Park 

Farm 

Nor

13 

Potential 

Capacity 

10 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 
inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: None. 

- Within 1,400m: Playing fields, two tennis 

courts, Northaw JMI School, and Old Owens 

Sports Ground. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 
increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 
or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 
consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

0 

Proximity to employment and services: This site is not 

within 1,400m of an Employment Site or Town Centre, as 

such a negligible effect is expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service. A 

significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 0 

Proximity to employment and services: This site is not 

within 1,400m of an Employment Site or Town Centre, as 

such a negligible effect is expected. 

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service. A 

significant positive effect is therefore expected.  

Not required. 

4.4 Protect and 

enhance open 

space and 
landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 
contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

--? 

Landscape character: The site is assessed as having a 

moderate – high landscape sensitivity and therefore could 

have a significant negative effect on landscape character, 

although this is uncertain and will depend on factors 

relating to the specific siting, layout and design of the new 

development. 

SP9: Place making and high 

quality design states that proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

0 
Previously Developed Land: This site is on greenfield land; 

therefore a negligible effect is given.  

Not required.  

-- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a 
significant contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2). Therefore this site is 

assumed to have a significant negative effect against this 

specific issue.  

SP9: Place making and high 

quality design- Proposals should 
relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

--? 

This site is adjacent to Northaw Conservation Area, a 

number of Grade II Listed Buildings, and one Grade II* 

Listed Building; therefore, a significant negative effect is 

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

Page 969



B-52 

 

SA Objective Likely 

Effects 
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effects) 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

expected although this is uncertain as the actual effects on 

historic assets will depend on the exact siting, scale and 

type of development and opportunities which may exist to 

enhance the setting of heritage features, or protect their 

settings through screening.  

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 
geodiversity, 

taking into account 

the impacts of 

climate change? 

-- 

The site is adjacent to Northaw Brook Pastures LWS and 

within 250m of Park Road Pastures LWS, Hook Wood LWS 

and Grassland by Hook Copse LWS; therefore a significant 

negative effect is expected.  

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 
protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

0 

This site is not within a source protection zone; therefore a 

negligible effect is expected. 

Not required but SP 10: 

Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 
proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is within Grade 3 agricultural land and is entirely 

within greenfield land; therefore a minor negative effect is 

expected. 

 

 

 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 
housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for up to 

10 homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 
creation of mixed and sustainable 

communities. 

0 

Affordable housing: The site provides the capacity for up 

to 10 homes and therefore is expected to have a 

negligible effect.  

Not Required. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 10 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent). A significant 

positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 

This site is not located within an Employment Site; 

therefore a negligible effect is expected.  

Not required. 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within 1,400m of a Town Centre; therefore 

a negligible effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of education establishments; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 
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Land at Park Farm Nor13a 

 
Site – Land at Park 

Farm 

Nor

13a 

Potential 

Capacity 

10 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 
inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: None. 

- Within 1,400m: Playing fields, two tennis 

courts, Northaw JMI School, and Old Owens 

Sports Ground. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 
increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 
or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 
consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

0 

Proximity to employment and services: This site is not 

within 1,400m of an Employment Site or Town Centre, as 

such a negligible effect is expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service. A 

significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 0 

Proximity to employment and services: This site is not 

within 1,400m of an Employment Site or Town Centre, as 

such a negligible effect is expected. 

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service. A 

significant positive effect is therefore expected.  

Not required. 

4.4 Protect and 

enhance open 

space and 
landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 
contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

--? 

Landscape character: The site is assessed as having a 

moderate – high landscape sensitivity and therefore could 

have a significant negative effect on landscape character, 

although this is uncertain and will depend on factors 

relating to the specific siting, layout and design of the new 

development. 

SP9: Place making and high 

quality design states that proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

0 
Previously Developed Land: This site is on greenfield land; 

therefore a negligible effect is given.  

Not required.  

-- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a 
significant contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2). Therefore this site is 

assumed to have a significant negative effect against this 

specific issue.  

SP9: Place making and high 

quality design- Proposals should 
relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

--? 

This site is adjacent to Northaw  Conservation Area, a 

number of Grade II Listed Buildings, and one Grade II* 

Listed Building; therefore, a significant negative effect is 

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

expected although this is uncertain as the actual effects on 

historic assets will depend on the exact siting, scale and 

type of development and opportunities which may exist to 

enhance the setting of heritage features, or protect their 

settings through screening.  

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 
geodiversity, 

taking into account 

the impacts of 

climate change? 

-- 

The site is adjacent to Northaw Brook Pastures LWS and 

within 250m of Park Road Pastures LWS, Hook Wood LWS 

and Grassland by Hook Copse LWS; therefore a significant 

negative effect is expected.  

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 
protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within a source protection zone; therefore a 

negligible effect is expected. 

Not required but SP 10: 

Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 
proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is within Grade 3 agricultural land and is almost 

entirely within greenfield land; therefore a minor negative 

effect is expected. 

 

 

 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 
housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for up to 

10 homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 
creation of mixed and sustainable 

communities. 

0 

Affordable housing: The site provides the capacity for up 

to 10 homes and therefore is expected to have a 

negligible effect.  

Not Required. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 10 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent). A significant 

positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 

This site is not located within an Employment Site; 

therefore a negligible effect is expected.  

Not required. 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within 1,400m of a Town Centre; therefore 

a negligible effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of education establishments; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 
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Land adjoining Tolmers Park – NS1 

Site – Land 

adjoining Tolmers 

Park  

NS1 Potential 

Capacity 

12 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 
Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Tolmers Post Office. 

- Within 1,400m: Ponsbourne St. Mary’s JMI 

School and Newgate Street Recreation Ground.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services. 

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site lies entirely within Flood Zone 1 and does not 

include flood storage areas; therefore a negligible effect is 

expected.  

Not required, but SADM 14: Flood 

Risk and Surface Water 

Management Supporting text-some 

allocations will be need to consider 

fluvial and surface water flood risk, 

albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

0 

Proximity to employment and services: This site is not 

within walking distance of any town centre or employment 

site, therefore a negligible effect is expected. 

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service, 
but is not within 1,400m of a rail station. A significant 

positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 0 

Proximity to employment and services: This site is not 

within walking distance of any town centre or employment 

site, therefore a negligible effect is expected. 

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service, 

but is not within 1,400m of a rail station. A significant 

positive effect is therefore expected. 

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 
retaining local 

distinctiveness? 

0 

Open Space: The site is not within existing open space 

and therefore for this specific issue, this site is assumed 

to have a negligible effect.  

SP 13: Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

--? 

Landscape character: The site is assessed as being within 
a high landscape sensitivity area and therefore is assumed 

to have a significant negative effect on landscape 

character with uncertainty as the exact impacts on the 

landscape will depend on factors relating to the specific 

siting, layout and design of the new development.  

SP9: Place making and high 
quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

0 

Previously Developed Land: This site was identified as 

entirely greenfield therefore would have a negligible 

effect.  

Not required. 

0 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a limited 

or no contribution to maintaining the existing settlement 

pattern (Local Purpose) as well as having a limited or no 
contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2), and therefore this site is 

assumed to have a negligible effect against this specific 

issue. 

Not required but SP9: Place 

making and high quality design- 

Proposals should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, 

and their settings? 

-? 

This site is within 250m of five Grade II Listed Buildings 

(Tolmers Park Hospital, Front Wall to Church of St Mary 

Ponsbourne, the Coach and Horses Public House, Church 

of St Mary Ponsbourne and Catsford Cottage). Therefore a 

minor negative effect is expected although this is 

uncertain as the actual effects on historic assets will 

depend on the exact siting, scale and type of development 

and opportunities which may exist to enhance the setting 

of heritage features, or protect their settings through 

screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

The site is within 250m of Old Manor Cottage Area, 

Newgate Street LWS, between 250m and 500m of 

Tolmers Park LWS and is within 500m and 1,000m from 

Northaw Great Wood SSSI and Wood N. of Postern Gate 

LWS. Therefore, significant negative effects with 

uncertainty are assumed for this site.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

Not required but SP 10: 

Sustainable design and 
construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 
and maximise the 

sustainable use of 

previously 

developed land  

- 

The site is entirely within Grade 3 agricultural land and is 

entirely within greenfield and therefore the effect is 

considered to have a minor negative effect. 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 12 

homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to 

the creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 12 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is expected. 

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 12 homes and therefore it is assumed the site would 
include 20% of  dwellings to meet Building Regulations 

Part M4(2) standards for 'accessible and adaptable 

dwellings' (or updated equivalent) . 

Not required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

Not required. 

  

6.3 Enhance the 

vitality and 

attraction of 
Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of a town 

centre and therefore a negligible effect is expected.  

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

0 

The site is not within straight line walking distance (1,400 

m) of local education facilities, therefore a negligible effect 

may occur.  

Not required. 
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Tolmers Park Farm NS3a 

Site – Tolmers Park 

Farm 

NS3

a 

Potential 

Capacity 

29 Policy General Development 

Management Policies 

 

SA Objective Likely  

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Tolmers Post Office. 

- Within 1,400m: Newgate Street recreational 

ground and Ponsbourne St Mary’s Primary 

School.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 
no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

This site is not within a Flood Zone 2 or 3 area and does 
not include flood storage areas; therefore a negligible 

effect is expected.  

SADM 14: Flood Risk and Surface 
Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

0 

Proximity to employment and services: This site is not 

within 720m of a food/convenience store or a future 

neighbourhood centre within a strategic site, nor is it 

within 1,400m of an Employment Site or town centre. A 

negligible effect is expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m 

of six bus stops on routes providing a six day a week 

service; therefore a significant positive effect is expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 

0 

Proximity to employment and services: This site is not 

within 720m of a food/convenience store or a future 
neighbourhood centre within a strategic site, nor is it 

within 1,400m of an Employment Site or town centre. A 

negligible effect is expected. 

Not required 

++ 

Proximity to transport services: This site is within 400m 

of six bus stops on routes providing a six day a week 

service; therefore a significant positive effect is expected.  

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

--? 

Landscape character: The majority of the site is assessed 
as having a high landscape sensitivity and therefore could 

have a significant negative effect on landscape character.  

SP9: Place making and high 
quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

 0? Previously Developed Land: Whilst this site contains some 

buildings, these are agricultural buildings and therefore in 

line with the NPPF definition of  previously developed 

land, this site consists of greenfield land; therefore a 

negligible uncertain effect is expected.  

Not required  
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SA Objective Likely  

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 
 

0 Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a limited 

to no contribution to maintaining the existing settlement 

pattern (Local Purpose) and limited to no contribution to 

preventing neighbourhood towns from merging (Green 

Belt Purpose 2), and therefore this site is assumed to 

have a negligible effect against this specific issue. 

Not required but SP9: Place 

making and high quality design 

states that proposals should relate 

well to their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.5 Conserve and 
enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? This site is between 250m and 1km of six Grade II Listed 
Buildings. Therefore a minor negative effect is expected 

although this is uncertain as the actual effects on historic 

assets will depend on the exact siting, scale and type of 

development and opportunities which may exist to 

enhance the setting of heritage features, or protect their 

settings through screening.  

SP1: Delivering Sustainable 
Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-- The site is partially within the Old Manor Cottage Local 

Wildlife Site (LWS) therefore a significant negative effect 

is expected. The site is also within 250m of Tolmers Park 

and within 500m of Wormley-Hoddesdonpark Wood South 

SSSI and NNR, which contributes to the negative effect. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

Not required but SP 10: 

Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 
proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 
previously 

developed land 

-? The site is completely within greenfield, Grade 3 

agricultural land, and as such a minor negative effect is 

expected. However, this is uncertain as there are a 

number of existing agricultural buildings on the site.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 Amount of housing: The site provides capacity for 29 

homes which less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ Affordable housing: The site provides the capacity for 29 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is expected.  

Not required. 

++ Dwellings for older people: The site provides the capacity 

for 29 homes and therefore it is assumed the site would 
include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent) . A significant positive effect is 

therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 
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SA Objective Likely  

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

 

Not required. 

  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 
City and Hatfield 

town retail 

centres? 

0 This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? The site is within straight line walking distance (1,400 m) 

of local education facilities and therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Tolmers Park Farm NS3b 

Site – Tolmers Park 

Farm 

NS3

b 

Potential 

Capacity 

50 Policy General Development 

Management Policies? 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Tolmers Post Office. 

- Within 1,400m: Newgate Street recreational 

ground and Ponsbourne St Mary’s Primary 

School.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 
no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

This site is not within a Flood Zone 2 or 3 area and does 
not contain flood storage areas; therefore a negligible 

effect is expected.  

SADM 14: Flood Risk and Surface 
Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

0 

Proximity to employment and services: This site is not 

within 720m of a food/convenience store or a future 

neighbourhood centre within a strategic site, nor is it 

within 1,400m of an Employment Site or town centre. A 

negligible effect is expected. 

Not required 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week 

service. A significant positive effect is expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 

0 

Proximity to employment and services: This site is not 

within 720m of a food/convenience store or a future 
neighbourhood centre within a strategic site, nor is it 

within 1,400m of an Employment Site or town centre. A 

negligible effect is expected. 

Not required 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week 

service. A significant positive effect is expected.  

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

--? 

Landscape character: The majority of the site is assessed 
as having a high landscape sensitivity and therefore could 

have a significant negative effect on landscape character.  

SP9: Place making and high 
quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

0? 

Previously Developed Land: Whilst this site contains some 

buildings, these are agricultural buildings and therefore in 

line with the NPPF definition of previously developed land, 

this site consists of greenfield land; therefore a negligible 

uncertain effect is expected. 

Not required  

0 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a limited 

or no contribution to maintaining the existing settlement 
pattern (Local Purpose) and limited to no contribution to 

preventing neighbourhood towns from merging (Green 

Belt Purpose 2), and therefore this site is assumed to 

have a negligible effect against this specific issue. 

Not required but SP9: Place 

making and high quality design 

states that proposals should relate 
well to their surroundings, local 

distinctiveness, wider townscape and 

landscape. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 
environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of six Grade II Listed 

Buildings. Therefore a minor negative effect is expected 

although this is uncertain as the actual effects on historic 

assets will depend on the exact siting, scale and type of 

development and opportunities which may exist to 

enhance the setting of heritage features, or protect their 

settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 
in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-- 

The site is partially within the Old Manor Cottage Local 

Wildlife Site (LWS) therefore a significant negative effect 

is expected. The site is also within 250m of Tolmers Park 

and within 500m of Wormley-Hoddesdonpark Wood South 

SSSI and NNR, which contributes to the negative effect. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 
the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

Not required but SP 10: 

Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 
sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

-? 

The site is completely within greenfield, Grade 3 

agricultural land, and as such a minor negative effect is 
expected. However, this is uncertain as there are a 

number of existing agricultural buildings on the site. 

 

Policy SP 11: Protection and 

enhancement of critical 
environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 50 

homes which less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 50 

homes and therefore it is assumed the site would 
accommodate 35% affordable dwellings. A significant 

positive effect is expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 50 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent) . A significant positive effect is 

therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 
development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities and therefore an uncertain 
significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Tolmers Park Farm NS3c 

Site – Tolmers Park 

Farm 

NS3

c 

Potential 

Capacity 

69 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 
Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Tolmers Post Office. 

- Within 1,400m: Newgate Street recreational 

ground and Ponsbourne St Mary’s Primary 

School.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 
residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

This site is not within a Flood Zone 2 or 3 area and does 

not contain a flood storage area. A negligible effect is 

therefore expected.  

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

0 

Proximity to employment and services: This site is not 

within 720m of a food/convenience store or a future 

neighbourhood centre within a strategic site, nor is it 

within 1,400m of an Employment Site or town centre. A 

negligible effect is expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week 

service. A significant positive effect is expected. 

Not required. 

4.3 Avoid and 

reduce air pollution 
0 

Proximity to employment and services: This site is not 
within 720m of a food/convenience store or a future 

neighbourhood centre within a strategic site, nor is it 

within 1,400m of an Employment Site or town centre. A 

negligible effect is expected. 

Not required 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week 

service. A significant positive effect is expected. 

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 
retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

 
 

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 
required as a result of their 

proposals. 

--? 

Landscape character: The majority of the site is assessed 

as having a high landscape sensitivity and therefore could 

have a significant negative effect on landscape character.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

0? 

Previously Developed Land: Whilst this site contains some 

buildings, these are agricultural buildings and therefore in 

line with the NPPF definition of previously developed land, 

this site consists of greenfield land; therefore a negligible 

uncertain effect is expected..   

Not required  

0 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a limited 
or no contribution to maintaining the existing settlement 

pattern (Local Purpose) and limited to no contribution to 

Not required but SP9: Place 

making and high quality design 
states that Proposals should relate 

well to their surroundings, local 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

preventing neighbourhood towns from merging (Green 

Belt Purpose 2), and therefore this site is assumed to 

have a negligible effect against this specific issue. 

distinctiveness, wider townscape and 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 
heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of six Grade II Listed 

Buildings. Therefore a minor negative effect is expected 

although this is uncertain as the actual effects on historic 

assets will depend on the exact siting, scale and type of 

development and opportunities which may exist to 

enhance the setting of heritage features, or protect their 

settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-- 

The site is partially within the Old Manor Cottage Local 

Wildlife Site (LWS) therefore a significant negative effect 

is expected. The site is also within 250m of Tolmers Park 

and within 500m of Wormley-Hoddesdonpark Wood South 

SSSI and NNR, which contributes to the negative effect. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 
agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

  

-? 

The site is completely within Grade 3 agricultural land and 

greenfield land, as such a minor negative effect is 

expected. However, this is uncertain as there are a 

number of existing agricultural buildings on the site.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 69 

homes which less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 69 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 69 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent) . A significant positive effect is 

therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

 

Not required. 

  

6.3 Enhance the 
vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

0 

This site is not within walking distance (1,400m) of 
Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 
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Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

town retail 

centres? 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities and therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Rear of 19-23 The Avenue – OMH9 

Site – rear of 19-23 

The Avenue 

OMH

9 

Potential 

Capacity 

12 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Mardley General Stores, Post 

Office and Gareths Butchers. 

- Within 1,400m: Oaklands School, Acorn Pre-

school, Woods off Roman Road Amenity green 

space, Oaklands JMI School and Blakes Way 

Amenity green space. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally. 

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services. 

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities. 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change? 

0 

The site lies entirely within Flood Zone 1 and does not 

include flood storage areas; therefore a negligible effect is 

expected. 

Not required, but SADM 14: Flood 

Risk and Surface Water 

Management Supporting text-some 

allocations will be need to consider 

fluvial and surface water flood risk, 

albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

0 

Proximity to employment and services: This site is not 

within walking distance of any town centre or employment 

site, therefore a negligible effect is expected. 

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service, 

but is not within 1,400m of a rail station. A significant 

positive effect is therefore expected. 

Not required. 

4.3 Avoid and 

reduce air pollution 0 

Proximity to employment and services: This site is not 
within walking distance of any town centre or employment 

site, therefore a negligible effect is expected. 

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service, 

but is not within 1,400m of a rail station. A significant 

positive effect is therefore expected. 

Not required. 

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space. 

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

0 

Landscape character: The site is assessed as being within 
a low landscape sensitivity area and therefore is assumed 

to have a negligible effect on landscape character. 

Not required but SP9: Place 
making and high quality design- 

Proposals should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

0 

Previously Developed Land: This site is not on previously 

developed land and therefore would have a negligible 

effect. 

Not required.  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement pattern 

(Local Purpose) which is greater than the limited or no 

contribution score given in relation to preventing 
neighbouring towns from merging (Green Belt Purpose 2); 

therefore this site is assumed to have a minor negative 

effect against this specific issue. 

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 
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Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of the Danesbury 

(Hospital) Front Block and Old House both of which are 

Grade II Listed Buildings. Therefore a minor negative 

effect is expected although this is uncertain as the actual 

effects on historic assets will depend on the exact siting, 

scale and type of development and opportunities which 

may exist to enhance the setting of heritage features, or 

protect their settings through screening. 

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-- 

The site is adjacent to the Grassland E. of Danesbury 

Hospital LWS and within 250m of Danesbury Park LWS 

and LNR. Therefore, a significant negative effect is 

assumed for this site. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected. 

Not required but SP 10: 

Sustainable design and 
construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 
and maximise the 

sustainable use of 

previously 

developed land  

- 

The site is almost entirely within Grade 3 agricultural 

greenfield land; therefore the effect is considered to be 

minor negative.. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 12 

homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to 

the creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 12 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is expected. 

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for12 homes and therefore it is assumed the site would 
include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent). 

Not required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

Not required. 

6.3 Enhance the 

vitality and 

attraction of 
Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of a town 

centre and therefore a negligible effect is expected. 

Not required. 
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effects) 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

+? 

The site is within straight line walking distance (1,400 m) 

of local education facilities, but there are potential barriers 

to access for all ages and abilities, therefore an uncertain 

minor positive effect may occur. 

Not required. 
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Land North of New Road StL1 

 
Site – Land North 

of New Road 

StL1 Potential 

Capacity 

90 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation 

recommendations 

(focussing on 

significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health for 

all? 

+ 

 The site is within straight line walking distance of several types of 

community facilities including: 

- Within 720m: a future neighbourhood centre at North 

West Hatfield strategic site allocation. 

- Within 1,400m: Birchwood Playing Fields, Lemsford 

Recreational Ground, Stanborough Country Park, Gosling 

Sports Park, Brocket Park, Stanborough Park Secondary 

School, Lakeside Special Needs School, Annabel’s 

Nursery, Barn-Close Nursery, Parkway Nursery, St. John’s 

Primary School, Applecroft Primary School and 

Burrowfields Employment Site. 

The site is not within an area classified as being within 20% of the 

most deprived areas nationally.  

Overall a minor positive effect is expected as new residents would 

have access to a range of existing services.  

Not required, but SP 1: 

Sustainable 

Development promotes 
the increased supply of 

housing and contributes 

to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change?  

0 

The site is not within Flood Zones 2 or 3 and does not contain flood 

storage areas; therefore a negligible effect is expected. 

SADM 14: Flood Risk 

and Surface Water 

Management 

Supporting text-some 

allocations will be need 

to consider fluvial and 

surface water flood risk, 

albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

+ 

Proximity to employment and services: This site is not within 

walking distance (1,400m) of an Employment Site or Town Centre, 

but is it within 720m of North West Hatfield strategic site. A minor 

positive effect is therefore expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of three 
bus stops routes providing a six day a week service. A significant 

positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 
+ 

Proximity to employment and services: This site is not within 

1,400m of an Employment Site or Town Centre, but it is within 

720m of North West Hatfield strategic site. A minor positive effect is 

expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of three 

bus stops routes providing a six day a week service. A significant 

positive effect is therefore expected.  

Not required.  

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 

local 

distinctiveness? 
0 

Open Space: Less than 5% of the site is located within existing 

open space and therefore for this specific issue, this site is assumed 

to have a negligible effect on open space.  

Not required, but SP 13: 

Infrastructure 

Delivery- Developers 

will be required to 

contribute to the 
reasonable costs of 

providing new green 

infrastructure, required 

as a result of their 

proposals. 

-? 

Landscape character: The site is assessed as having a low-

moderate landscape sensitivity and therefore could have a minor 

negative effect on landscape character.  

SP9: Place making and 

high quality design- 

Proposals should relate 

well to their 

surroundings, local 

distinctiveness, wider 
townscape and 

landscape. 
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SA Objective Likely 

Effects 

Commentary Mitigation 
recommendations 

(focussing on 

significant adverse 

effects) 

0 
Previously Developed Land: This site was identified as a greenfield 

site and therefore would have a negligible effect. 

Not required  

0 

The WHBC Green Belt Study Stage 3 (2019) scored the site as 

having a limited to no contribution to maintaining the existing 

settlement pattern and(Local Purpose) and a limited to no 

contribution to preventing neighbourhood towns from merging 

(Green Belt Purpose 2); therefore this site is assumed to have a 

negligible effect against this specific issue.  

Not required but SP9: 

Place making and high 

quality design states 

that proposals should 

relate well to their 

surroundings, local 

distinctiveness, wider 
townscape and 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, and 

their settings? 

-? 

This site lies within an area of archaeological significance and is 

between 250m and 1km of fourteen Grade II Listed Buildings, one 

Grade II* Listed Building, Welwyn Garden City Conservation Area 

and Brocket Hall Registered Park and Garden. Therefore, a minor 

negative effect is expected although this is uncertain as the actual 

effects on historic assets will depend on the exact siting, scale and 

type of development and opportunities which may exist to enhance 

the setting of heritage features, or protect their settings through 

screening.  

SP1: Delivering 

Sustainable 

Development- heritage 

assets should be 

protected and enhanced. 

SADM 15: Heritage – 

proposals should sustain 

and enhance heritage 

assets and respect the 
character, appearance 

and setting of the asset 

in terms of design, scale, 

materials and impact on 

key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? --? 

The site is adjacent to Lemsford Mead and within 250m of Lemsford 

Springs LWSs; therefore, an uncertain significant negative effect is 

assumed for this site. The uncertainty is also assigned given that 

the site is on more than 25% of greenfield land which could result 

in the loss of undesignated biodiversity interests. 

SP 11: Protection and 

enhancement of 

critical environmental 

assets- Appropriate 

protection, enhancement 

and management of 

ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve 

and enhance the 

borough's natural and 

historic landscape. 

4.8 Avoid water 

pollution 

 0 

The site is not within the inner or outer source protection zones, 

therefore a negligible effect is expected.  

SP 10: Sustainable 

design and 

construction- water 

sensitive design 

principles should be 
integrated into 

development proposals 

to sustainably address 

water supply, 

consumption and quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 
sustainable use of 

previously 

developed land 

- 

The site is completely within Grade 3 agricultural and greenfield 

land, and as such a minor negative effect is expected. 

 

 

 

 

 

Policy SP 11: 

Protection and 

enhancement of 

critical environmental 

assets- protect the best 

and most versatile 

agricultural land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 
right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 90 homes which 
is less than 1% of the Borough’s housing target (15,200) and 

therefore is assumed to have a negligible effect. 

SP1 Delivering 
Sustainable 

Development requires 

new development to 

contribute to the creation 

of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 90 homes and 

therefore it is assumed the site would accommodate 35% affordable 

dwellings. A significant positive effect is therefore expected.  

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation 
recommendations 

(focussing on 

significant adverse 

effects) 

++ 

Dwellings for older people: The site provides the capacity for 90 

homes and therefore it is assumed the site would include 20% of 

dwelling to meet Building Regulations Part M4(2) standards for 

'accessible and adaptable dwellings' (or updated equivalent) . A 

significant positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy?  

0 

This site is not located within an Employment Area and therefore 

would have a negligible effect on this objective. 

 

Not required. 

  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres? 

0 

This site is not within walking distance (1,400m) of Welwyn Garden 

City or Hatfield Town Centre and therefore a negligible effect is 

expected.  

Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not within a 

preferred area for mineral extraction, therefore a negligible effect is 

expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 
lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) of  local 

education facilities; therefore an uncertain significant positive effect 

may occur because it could be easier and more resource/cost 
efficient to expand those existing facilities to accommodate new 

residents as required, rather than building new schools to serve the 

new residents.  

Not required. 
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Land adjacent to the holding StL3 

 
Site – Land 

adjacent to the 

holding  

StL3 Potential 

Capacity 

396 

 

Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 
inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: a future neighbourhood centre at 

North West Hatfield strategic site allocation. 

- Within 1,400m: Birchwood Playing Fields, 

Lemsford Recreational Ground, Stanborough 

Country Park, Stanborough Green, Gosling 

Sports Park, Brocket Park, Stanborough Park 

Secondary School, Lakeside Special Needs 

School, Annabel’s Nursery, Barn-Close Nursery, 

Parkway Nursery, St. John’s Primary School, 

Applecroft Primary School, Welwyn 
RFC/Handside Sports Ground and Burrowfields 

Employment Site. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 
increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 
into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 
reduce greenhouse 

gas emissions from 

transport? 

++ 
Proximity to employment and services: This site is within 
walking distance (1,400m) of Burrowfields Employment 

Site. A significant positive effect is therefore expected.   

Not required 

++ 
Proximity to transport services: This site is within 400m of 

three bus stops routes providing a six day a week service. 

A significant positive effect is therefore expected.   

Not required. 

4.3 Avoid and 

reduce air pollution ++ 
Proximity to employment and services: This site is within 

walking distance (1,400m) of Burrowfields Employment 

Site. A significant positive effect is therefore expected.  

Not required 

++ 
Proximity to transport services: This site is within 400m of 

three bus stops routes providing a six day a week service. 

A significant positive effect is therefore expected.   

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 
character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 
providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is assessed as having a 

low-moderate landscape sensitivity and therefore could 

have a minor negative effect on landscape character.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

0 

Previously Developed Land: This site was identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required  

- 

The WHBC Green Belt Study Stage 3 (2019) scored the 

site as having a limited to no contribution to maintaining 

the existing settlement pattern and (Local Purpose) and a 

partial contribution to preventing neighbourhood towns 

Not required but SP9: Place 

making and high quality design 

states that proposals should relate 

well to their surroundings, local 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

from merging (Green Belt Purpose 2); therefore this site 

is assumed to have a minor negative effect against this 

specific issue.  

distinctiveness, wider townscape and 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 
heritage and 

cultural assets, 

and their settings? 

--? 

This site lies within an area of archaeological significance 

and is within 250m of Grade II and II* Listed Buildings 

and between 250m and 1km of fourteen Grade II Listed 

Buildings, one Grade II* Listed Building, Welwyn Garden 

City Conservation Area and Brocket Hall Registered Park 

and Garden. Therefore, a significant negative effect is 

expected although this is uncertain as the actual effects 

on historic assets will depend on the exact siting, scale 
and type of development and opportunities which may 

exist to enhance the setting of heritage features, or 

protect their settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

The site is within 250m of Lemsford Mead and Lemsford 

Springs LWSs; therefore, an uncertain significant negative 

effect is assumed for this site. The uncertainty is also 

assigned given that the site is on more than 25% of 

greenfield land which could result in the loss of 

undesignated biodiversity interests. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 
agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

-- 

The site is a mix of Grade 2 and Grade 3 agricultural land 

and is composed of greenfield land. As the site is 

classified mostly as Grade 2 agricultural land a significant 

negative effect is expected. 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

+ 

Amount of housing: The site provides capacity for 396 

homes which is up to 5% of the Borough’s housing target 

(15,200) and therefore is assumed to have a minor 

positive effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 396 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 
for 396 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent). A significant positive effect is 

therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

 

Not required. 

  

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden 

City and Hatfield 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

town retail 

centres? 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of education establishments; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Land to the East of the Great North Road StL15 

 
Site – Land to the 

East of the Great 

North Road 

StL1

5 

Potential 

Capacity 

8 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 
the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: North West Hatfield future 

neighbourhood centre . 

- Within 1,400m: Birchwood Playing Fields, 

Handside Sports Ground, Lemsford Recreational 

Ground, Stanborough Country Park, Gosling 

Sports Park, Hertfordshire Constabulary’s 

Sports Ground, Coopers Road Playing Field, 

Stanborough Park Secondary School, Lakeside 

Special Needs School, Annabel’s Nursery, St. 

John’s Primary School, Applecroft Primary 

School and Burrowfields Employment Site. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

+ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of Burrowfields Employment 

Site. However, this requires crossing both a motorway 
(A1(M)) and a train line at separate points in the journey. 

Whilst there are crossing points for these barriers, the 

route is not direct and may be unattractive to those 

travelling to work, particularly by foot or bike. The site is 

also within 720m of North West Hatfield future 

neighbourhood centre. A minor positive effect is therefore 

expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

five bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 

+ 

Proximity to employment and services: This site is within 

1,400m of Burrowfields Employment Site. However, this 

requires crossing both a motorway (A1(M)) and a train 
line at separate points in the journey. Whilst there are 

crossing points for these barriers, the route is not direct 

and may be unattractive to those travelling to work, 

particularly by foot or bike. The site is also within 720m of 

North West Hatfield future neighbourhood centre. A minor 

significant positive effect is therefore expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

five bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected. 

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 
character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 
providing new green infrastructure, 

required as a result of their 

proposals. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

-? 

Landscape character: The site is assessed as having a 

low-moderate landscape sensitivity and therefore could 

have a minor negative effect on landscape character.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

0 

Previously Developed Land: This site was identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required  

 

? 

Retaining local distinctiveness: As the WHBC Green Belt 

Study Stage 3 (2019) has not included this site, an 

uncertain effect is expected as it is not currently known 

what contribution the site makes to maintaining the 

existing settlement pattern (Local Purpose) or preventing 

neighbourhood towns from merging (Green Belt Purpose 

2).  

SP9: Place making and high 

quality design states that Proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

4.5 Conserve and 

enhance the 
Borough’s 

character, sense 

of place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of fourteen Grade II 

Listed Buildings, one Grade II* Listed Building, Brocket 
Hall Registered Park and Garden, two areas of 

archaeological significance and Welwyn Garden City 

Conservation Area. Therefore, a minor negative effect is 

expected although this is uncertain as the actual effects 

on historic assets will depend on the exact siting, scale 

and type of development and opportunities which may 

exist to preserve archaeological assets, to enhance the 

setting of heritage features, or protect their settings 

through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 
biodiversity and 

geodiversity, 

taking into 

account the 

impacts of climate 

change? 

-? 

The site is between 250m and 500m from the Meadow 

West of Stanborough Yachting Lake LWS. Therefore, an 
uncertain minor negative effect is assumed for this site. 

The uncertainty is also assigned given that the site is on 

more than 25% of greenfield land which could result in 

the loss of undesignated biodiversity interests. 

SP 11: Protection and 

enhancement of critical 
environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

 0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

 

 

 

 
 

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 
proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is completely within Grade 3 agricultural and 

greenfield land, and as such a minor negative effect is 

expected. 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 
and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 8 

homes which is much less than 1% of the Borough’s 
housing target (15,200) and therefore is assumed to have 

a negligible effect. 

SP1 Delivering Sustainable 

Development requires new 
development to contribute to the 

creation of mixed and sustainable 

communities. 

0 

Affordable housing: The site provides the capacity for 8 

homes and is only 0.32ha, therefore it is not required to 

make affordable housing provision in accordance with 

Policy SP7. A negligible effect is therefore expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 8 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent) . 

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 
0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

Not required. 
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and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

   

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 
town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Land adj. Great North Road GTLAA10 / StL17 

 
Site – Land adj. 

Great North Road  

GTL

AA1

0 / 
StL

17 

Potential 

Capacity 

5 (Gypsy and Traveller 

pitches) 

Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 
inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Tesco Pharmacy, Tesco Extra and 

Petrol Station and North West Hatfield strategic 

neighbourhood centre. 

- Within 1,400m: Birchwood Playing Fields, 

recreational ground, Stanborough Country Park, 

Gosling Sports Centre, Lakeside Primary School, 

Stanborough Secondary School, Annabel 

Montessori Nursery, St. John’s Primary School, 

Green Lanes Primary School, The Ryde Primary 

School, Birchwood Primary School, Burrowfields 
Employment Site (EA2) and Great North Road 

Employment Site (EA3).  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 
increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 
into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

+ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of Employment Sites EA2 

(Burrowfields) and EA3 (Great North Road) Employment 

Sites and within 720m of a Tesco Extra and Tesco petrol 

station. However, this requires crossing the motorway 

(A1(M)) and, for Burrowfields, a train line at separate 

points in the journey. Whilst there is a nearby crossing 

point for Burrowfields, there is not for the others and the 

route is not direct and may be unattractive to those 

travelling to work, particularly by foot or bike.  The site is 
within 720m of North West Hatfield strategic 

neighbourhood centre, which will also include employment 

uses.  As A minor positive effect is therefore expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

seven bus stops on a route providing a six day a week 

service. A significant positive effect is therefore expected. 

 

 
 

Not required. 

4.3 Avoid and 

reduce air pollution 

+ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of Employment Sites EA2 

(Burrowfields) and EA3 (Great North Road) Employment 

Sites and within 720m of a Tesco petrol station. However, 

this requires crossing the motorway (A1(M)) and, for 
Burrowfields, a train line at separate points in the journey. 

Whilst there is a nearby crossing point for Burrowfields, 

there is not for the others and the route is not direct and 

may be unattractive to those travelling to work, 

particularly by foot or bike.  The site is within 720m of 

and North West Hatfield strategic neighbourhood centre, 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

which will also include employment uses. A minor positive 

effect is therefore expected.  

++ 

Proximity to transport services: This site is within 400m of 

seven bus stops on a route providing a six day a week 

service. A significant positive effect is therefore expected.  

Not required. 

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is in an area classified as 

having a low-moderate sensitivity to development; 
therefore a minor negative effect with uncertainty is 

expected.  

SP9: Place making and high 

quality design states that proposals 
should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

0 
Previously Developed Land: This site is on greenfield land; 

therefore a negligible effect is expected.  

Not required.  

0 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a limited 

to no contribution to maintaining the existing settlement 

pattern (Local Purpose) and a limited to no contribution to 

preventing neighbouring towns from merging (Purpose 2); 

therefore this site is assumed to have a negligible effect 

against this specific issue.  

Not required but SP9: Place 

making and high quality design- 

Proposals should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

4.5 Conserve and 

enhance the 
Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m-1000m of three Grade II Listed 

Buildings and Welwyn Garden City Conservation Area; 
therefore, a minor negative effect is expected although 

this is uncertain as the actual effects on historic assets will 

depend on the exact siting, scale and type of development 

and opportunities which may exist to enhance the setting 

of heritage features, or protect their settings through 

screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 
biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-? 

The site is between 250m and 500m of Stanborough 

Boating Lake LWS, Stanborough Reed March LWS and 
LNR and Woodhall Farm Meadows LWS; therefore a minor 

negative uncertain effect is expected.  

SP 11: Protection and 

enhancement of critical 
environmental assets seeks 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

-? 

The site is partly within an outer source protection zone, 

therefore a minor negative effect is expected; although 

this is uncertain and dependent on the construction 

activities and mitigation that will be employed.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 
proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is completely within Grade 3 agricultural land and 

is considered to be a greenfield site; therefore a minor 

negative effect is expected.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 
right amount, type 

and tenure of 

housing to meet 

++ 

Amount of housing: The site provides capacity for up to 5 
travellers pitches which is more than 5% of the overall 

need (68 pitches); therefore a significant positive effect is 

expected.  

SP1 Delivering Sustainable 
Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 
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identified local 

needs? 0 

Affordable housing: Gypsy and travellers sites are not 

required to make affordable housing provision; therefore 

a negligible effect is expected.  

Not Required. 

0 

Dwellings for older people: Gypsy and travellers sites are 

not required to make provision for Lifetime Homes; 

therefore a negligible effect is expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 

This site is not located within an Employment Site. A 

negligible effect is therefore expected.  

Not required.  

 

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within 1,400m of a town centre; therefore 

a negligible effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 
meet identified 

needs 
+? 

The site is within straight line walking distance (1,400 m) 

of local education establishments . However, this requires 

crossing the motorway (A1(M)) and although there is a 

road/path, the route is not direct and may be unattractive 
to those travelling to work, particularly by foot or bike. 

Therefore an uncertain minor positive effect may occur 

because it could be easier and more resource/cost 

efficient to expand those existing facilities to 

accommodate new residents as required, rather than 

building new facilities to serve the new residents.  

Not required. 
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Land South of Swanley Bar Lane SB1 

 
Site – Land south 

of Swanley Bar Lane 

SB1 Potential 

Capacity 

159 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 
living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: None. 

- Within 1,400m: Coopers Road Playing Field, 

Gobions Park, Gobions Play Area, Potters Bar 
Golf Club (although not accessible to all), 

Hertfordshire Way, Morven Park, Old Owen’s 

Sports Facility, Queenswood Independent 

School, Little Heath Primary School and Nursery 

and Chancellor’s Secondary School.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 
flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 
text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? ++ 

Proximity to employment and services: This site is not 

within walking distance (1,400m) of an Employment Site 

or Town Centre in Welwyn Hatfield and not within 720m of 

a food/convenience store or a future neighbourhood 

centre. It is however within walking distance of Potters 

Bar town centre located outside of the borough and 

therefore a significant positive effect is assumed.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is not 
within walking distance (1,400m) of an Employment Site 

or Town Centre in Welwyn Hatfield and not within 720m of 

a food/convenience store or a future neighbourhood 

centre. It is however within walking distance of Potters 

Bar town centre located outside of the borough and 

therefore a significant positive effect is assumed.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected. 
 

Not required. 

4.4 Protect and 

enhance open 

space and 
landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 
contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is in an area classified as 

having a moderate sensitivity to development; therefore a 

minor negative effect is expected although this is 

uncertain as the exact impacts on the landscape will 

depend on factors relating to the specific siting, layout 

and the design of the new development.  

SP9: Place making and high 

quality design states that proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

0 

Previously Developed Land: This site is on previously 

undeveloped land; therefore a negligible effect is 

expected.  

Not required.  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement pattern 

and(Local Purpose) and a partial contribution to 

preventing neighbouring towns from merging; therefore 

this site is assumed to have a minor negative effect 

against this specific issue.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 
Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

--? 

This site is adjacent to Gobions Registered Park and 

Garden and within 250m to 1,000m of Grade II* Listed 
Building, The Folly Arch; therefore, a significant negative 

effect is expected although this is uncertain as the actual 

effects on historic assets will depend on the exact siting, 

scale and type of development and opportunities which 

may exist to enhance the setting of heritage features, or 

protect their settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 
biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

The site is less than 250m of Leggatts Park Drive LWS and 

between 250m and 500m of Gobions Wood LWS, 
therefore a significant negative uncertain effect is 

expected.  

SP 11: Protection and 

enhancement of critical 
environmental assets seeks 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer source protection 

zone, therefore a negligible effect is expected. 

 

 

 
 

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 
proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 
conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is completely within Grade 3 agricultural land and 
is considered to be a greenfield site; therefore a minor 

negative effect is expected.  

Policy SP 11: Protection and 
enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 
identified local 

needs? 

+ 

Amount of housing: The site provides capacity for up to 

159 homes which is between 1-5% of the Borough’s 

housing target (15,200) and therefore is assumed to have 

a minor positive effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for up 

to 159 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 159 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent) . A 

significant positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

0 

This site is not located within an Employment Site. A 

negligible effect is therefore expected.  

Not required.  
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mixed and greener 

economy?  

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within 1,400m of a town centre; therefore 

a negligible effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 
meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 
existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 
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Site – Land south 
of Swanley Bar 
Lane 

SB1
a 

Potential 
Capacity 

64 Policy General Development 
Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 
the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: None. 

- Within 1,400m: Coopers Road Playing Field, 
Gobions Park, Gobions Play Area, Potters Bar 

Golf Club (although not accessible to all), 

Hertfordshire Way, Morven Park, Old Owen’s 

Sports Facility, Queenswood Independent 

School, Little Heath Primary School and Nursery 

and Chancellor’s Secondary School.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 
residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 
no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 
contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 
Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? ++ 

Proximity to employment and services: This site is not 

within walking distance (1,400m) of an Employment Site 

or Town Centre in Welwyn Hatfield and not within 720m of 

a food/convenience store or a future neighbourhood 

centre. It is however within walking distance of Potters Bar 

town centre located outside of the borough and therefore a 

significant positive effect is assumed.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 
six bus stops on routes providing a six day a week service. 

A significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is not 

within walking distance (1,400m) of an Employment Site 

or Town Centre in Welwyn Hatfield and not within 720m of 

a food/convenience store or a future neighbourhood 

centre. It is however within walking distance of Potters Bar 

town centre located outside of the borough and therefore a 

significant positive effect is assumed.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week service. 

A significant positive effect is therefore expected.  
 

Not required. 

4.4 Protect and 

enhance open 
space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 
this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 
Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is in an area classified as 

having a moderate sensitivity to development; therefore a 

minor negative effect is expected although this is uncertain 

as the exact impacts on the landscape will depend on 

SP9: Place making and high 

quality design states that proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 
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factors relating to the specific siting, layout and the design 

of the new development.  

0 
Previously Developed Land: This site is on previously 

undeveloped land; therefore a negligible effect is expected.  

Not required.  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement pattern 

and(Local Purpose) and a partial contribution to preventing 

neighbouring towns from merging; therefore this site is 

assumed to have a minor negative effect against this 

specific issue.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 
character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

--? 

This site is adjacent to Gobions Registered Park and 

Garden and within 250m to 1,000m of Grade II* Listed 

Building, The Folly Arch; therefore, a significant negative e 
effect is expected although this is uncertain as the actual 

effects on historic assets will depend on the exact siting, 

scale and type of development and opportunities which 

may exist to enhance the setting of heritage features, or 

protect their settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 
geodiversity, 

taking into account 

the impacts of 

climate change? 

-? 

The site is between 250m and 500m of Gobions Wood LWS 

and Leggatts Park Drive LWS; therefore a minor negative 

uncertain effect is expected.  

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 
protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer source protection 

zone, therefore a negligible effect is expected. 

 

 

 
 

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 
water supply, consumption and 

quality. 

4.10 Promote 

conservation and 
sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is completely within Grade 3 agricultural land and 

is considered to be a greenfield site; therefore a minor 

negative effect is expected.  

Policy SP 11: Protection and 

enhancement of critical 
environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 
identified local 

needs? 

0 

Amount of housing: The site provides capacity for up to 

64 homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for up 
to 64 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 64 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent) . A 

significant positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

0 

This site is not located within an Employment Site. A 

negligible effect is therefore expected.  

Not required.  
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of local businesses 

and encourages a 

mixed and greener 

economy?  

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within 1,400m of a town centre; therefore 

a negligible effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 
required, rather than building new facilities to serve the 

new residents.  

Not required. 
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Land South of Swanley Bar Lane SB1b 

 
Site – Land south 

of Swanley Bar Lane 

SB1

b 

Potential 

Capacity 

25 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 
living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: None. 

- Within 1,400m: Coopers Road Playing Field, 

Gobions Park, Gobions Play Area, Potters Bar 
Golf Club (although not accessible to all), 

Morven Park, Old Owen’s Sports Facility, 

Queenswood Independent School, Little Heath 

Primary School and Nursery and Chancellor’s 

Secondary School.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 
flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 
text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions 

from transport? 
++ 

Proximity to employment and services: This site is not 

within walking distance (1,400m) of an Employment Site 

or Town Centre within Welwyn Hatfield and not within 

720m of a food/convenience store or a future 

neighbourhood centre. It is however within walking 

distance of Potters Bar town centre located outside of the 

borough and therefore a significant positive effect is 

assumed.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 
six bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air 

pollution 

++ 

Proximity to employment and services: This site is not 

within walking distance (1,400m) of an Employment Site 

or Town Centre within Welwyn Hatfield and not within 

720m of a food/convenience store or a future 

neighbourhood centre. It is however within walking 

distance of Potters Bar town centre located outside of the 

borough and therefore a significant positive effect is 

assumed.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected.  
 

Not required. 

4.4 Protect and 
enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 
existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 
Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is in an area classified as 

having a moderate sensitivity to development; therefore a 

minor negative effect is expected although this is 

uncertain as the exact impacts on the landscape will 

depend on factors relating to the specific siting, layout 

and the design of the new development.  

SP9: Place making and high 

quality design states that proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

Page 1008



B-91 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

0 

Previously Developed Land: This site is on previously 

undeveloped land; therefore a negligible effect is 

expected.  

Not required.  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement 

pattern (Local Purpose) and a partial contribution to 

preventing neighbouring towns from merging (Purpose 2); 

therefore this site is assumed to have a minor negative 

effect against this specific issue.  

Not required but SP9: Place 

making and high quality design- 

Proposals should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

4.5 Conserve and 

enhance the 
Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

--? 

This site is adjacent to Gobions Registered Park and 

Garden and within 250m to 1,000m of Grade II* Listed 
Building, The Folly Arch; therefore, a significant negative  

effect is expected although this is uncertain as the actual 

effects on historic assets will depend on the exact siting, 

scale and type of development and opportunities which 

may exist to enhance the setting of heritage features, or 

protect their settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 
biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-? 

The site is between 250m and 500m of Gobions Wood 

LWS and Leggatts Park Drive LWS; therefore a minor 

negative uncertain effect is expected.  

SP 11: Protection and 

enhancement of critical 
environmental assets seeks 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer source protection 

zone, therefore a negligible effect is expected. 

 

 

 
 

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 
proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 
conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is completely within Grade 3 agricultural land and 
is considered to be a greenfield site; therefore a minor 

negative effect is expected.  

Policy SP 11: Protection and 
enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 
identified local 

needs? 

0 

Amount of housing: The site provides capacity for up to 

25 homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for up 

to 25 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 25 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent) . A 

significant positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

0 

This site is not located within an Employment Site. A 

negligible effect is therefore expected.  

Not required.  
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

mixed and greener 

economy?  

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within 1,400m of a town centre; therefore 

a negligible effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 
meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 
existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 
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Land at Kimpton Road Wel6 

 
Site – Land at 

Kimpton Road 

Wel

6 

Potential 

Capacity 

14 Policy SADM 29: Housing 

allocations in Welwyn 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 
inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Bridge Cottage Pharmacy and 

Surgery, Katies Bakery, Simmons Bakery, Tesco 

Express, General Store and Lloyds pharmacy.  

- Within 1,400m: Queen Victoria Memorial 

Hospital, Welwyn Playing Field, Tenterfield 

Nursery School, Sherrardswood School and play 

fields, football, tennis and bowling and cricket 

pitch, St. Mary’s CE Primary School, Monks 

Walk School, School Lane amenity green space, 

Guessens, Codicote Road Amenity green space, 
Broomfield Road Amenity green space and Ayot 

Place Park.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.   

Not required, but SP 1: Sustainable 

Development promotes the 
increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 
into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

+ 

Proximity to employment and services: This site is within 

720m of Tesco Express. A minor positive effect is therefore 

expected. 

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service. A 

significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution + 

Proximity to employment and services: This site is within 

720m of Tesco Express. A minor positive effect is therefore 

expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service. A 

significant positive effect is therefore expected. 

 

 

Not required. 

4.4 Protect and 

enhance open 
space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 
this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 
Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 
Landscape character: The site is assessed as having a 

moderate landscape sensitivity and therefore could have a 

minor negative effect on landscape character, although 

SP9: Place making and high 

quality design states that proposals 

should relate well to their 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

this is uncertain and will depend on factors relating to the 

specific siting, layout and design of the new development. 

surroundings, local distinctiveness, 

wider townscape and landscape. 

0 
Previously Developed Land: This site is on greenfield land; 

therefore a negligible effect is given.  

Not required.  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement pattern 

(Local Purpose) and a limited to no contribution to 

preventing neighbouring towns from merging (Green Belt 

Purpose 2). Therefore this site is assumed to have a minor 

negative effect against this specific issue.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 
character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

--? 

This site is less than 250m from a Grade II Listed Building 

and area of archaeological significance and between 250m-

1000m of Welwyn Conservation Area, a number of Grade 
II Listed Buildings, Dicket Mead Roman Villa Scheduled 

Monument and Lockleys Roman Villa; therefore, a 

significant negative effect is expected although this is 

uncertain as the actual effects on historic assets will 

depend on the exact siting, scale and type of development 

and opportunities which may exist to enhance the setting 

of heritage features, or protect their settings through 

screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 
geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

The site is less than 250m of Singlers Marsh/Fullign Mill 

Meadow LWS and LNR and Danesbury Park LWS and LNR; 

therefore a significant negative uncertain effect is 

expected.  

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 
protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

-? 

The site is within an inner source protection zone; 

therefore a minor negative effect is expected although this 

is uncertain as the extent of the effect will depend on the 

construction methods used and mitigation measures 

implemented. 

 

 

 

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 
water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is on greenfield land; therefore a minor negative 

effect is expected. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 
right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for up to 
14 homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 
Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for up 

to 14 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 14 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent) . A 

significant positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

0 

This site is not located within an Employment Site; 
therefore a negligible effect is expected.  

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within 1,400m of a Town Centre; therefore 

a negligible effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 
to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 
of education establishments; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 
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Land north of College Land, Linces Farm, Wel14b 

 
Site – Land north 

of College Land, 

Linces Farm  

Wel14b Potential 

Capacity 

20 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 
reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 
improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Bridge Cottage Pharmacy and 

Surgery, Katies Bakery, Simmons Bakery, Tesco 

Express, General Store and Lloyds pharmacy.  

- Within 1,400m: Queen Victoria Memorial 

Hospital, Welwyn Playing Field, Tenterfield 

Nursery School, Sherrardswood School and play 

fields, Welwyn St. Mary’s JMI School Playing 

Fields, football, tennis and bowling and cricket 

pitch, St. Mary’s CE Primary School, Monks 
Walk School, School Lane amenity green space, 

Guessens, Codicote Road Amenity green space, 

Woods off Roam Road Amenity green space and 

Ayot Place Park.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 
Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 
flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

Not required but SADM 14: Flood 

Risk and Surface Water 
Management Supporting text-some 

allocations will be need to consider 

fluvial and surface water flood risk, 

albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

+ 

Proximity to employment and services: This site is within 

720m of food/convenience stores which can help to 

minimise travel distances and car use related greenhouse 

gases.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

two bus stops on a route providing a six day a week 

service. A significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution + 

Proximity to employment and services: This site is within 

720m of food/convenience stores and therefore a minor 

positive effect is expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

two bus stops on a route providing a six day a week 

service. A significant positive effect is therefore expected. 

 

Not required. 

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is assessed as having a 

moderate landscape sensitivity and therefore could have a 

minor negative effect on landscape character, although 

this is uncertain and will depend on factors relating to the 

specific siting, layout and design of the new development. 

SP9: Place making and high 

quality design states that proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

0 
Previously Developed Land: This site is on greenfield land; 

therefore a negligible effect is expected.  

Not required.  
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement 

pattern (Local Purpose) and a limited to no contribution to 

preventing neighbouring towns from merging (Green Belt 

Purpose 2). Therefore this site is assumed to have a 

minor negative effect against this specific issue.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 
place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km from two Grade II 

Listed Buildings and Welwyn Conservation Area; 

therefore, a minor negative effect is expected although 

this is uncertain as the actual effects on historic assets 
will depend on the exact siting, scale and type of 

development and opportunities which may exist to 

enhance the setting of heritage features, or protect their 

settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 
should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 
taking into account 

the impacts of 

climate change? 

-? 

The site is less than 500m of Rectory Wood (Ayot St 

Peter) LWS; therefore a minor negative uncertain effect is 

expected.  

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

-? 

The majority of the site is within an inner source 

protection zone; therefore a minor negative effect is 

expected although this is uncertain as the extent of the 

effect will depend on the construction methods used and 

mitigation measures implemented. 

 

 

 

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is on greenfield land and the majority of the site 

lies within Grade 3 agricultural land; therefore a minor 

negative effect is expected. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 
and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for up to 

20 homes which is less than 1% of the Borough’s housing 
target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 
development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for up 

to 20 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 20 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent). A significant 

positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

0 

This site is not located within an Employment Site; 

therefore a negligible effect is expected.  

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

mixed and greener 

economy?  

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within 1,400m of a town centre; therefore 

a negligible effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 
meet identified 

needs 
++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities and therefore an uncertain 

significant positive  effect may occur because it could be 

easier and more resource/cost efficient to expand those 
existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents and there are potential barriers to access 

for all ages and abilities as residents would have to cross 

the A1 and A1000 to access various schools.   

Not required. 
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South of School Lane- Wel16  

Site – South of 

School Land 

Wel

16 

Potential 

Capacity 

65 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Bridge Cottage Pharmacy and 

Surgery, Katies Bakery, Simmons Bakery, Tesco 

Express, General Store and Lloyds pharmacy. 

- Within 1,400m: Queen Victoria Memorial 

Hospital, Welwyn Playing Field, Tenterfield 

Nursery School, Sherrardswood School and play 

fields, football, tennis and bowling and cricket 

pitch, St. Mary’s CE Primary School, Monks 
Walk School, Knightsfield School, School Lane 

amenity green space, Guessens, Codicote Road 

Amenity green space, Broomfield Road Amenity 

green space and Ayot Place Park. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally. 

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services. 

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities. 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 
flood risk to people 

or property, taking 

into account 

climate change? 

0 

The site lies entirely within Flood Zone 1 and does not 

include flood storage areas; therefore a negligible effect is 

expected. 

Not required, but SADM 14: Flood 

Risk and Surface Water 
Management Supporting text-some 

allocations will be need to consider 

fluvial and surface water flood risk, 

albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

+ 

Proximity to employment and services: This site is within 

720m of a food/convenience store which can help to 

minimise travel distances and car use related greenhouse 

gases.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

a bus stops on a route providing a six day a week service. 

A significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 
+ 

Proximity to employment and services: This site is within 

720m of a food/convenience store which can help to 

minimise travel distances and car use related greenhouse 

gases. 

Not required 

++ 

Proximity to transport services: This site is within 400m of 

a bus stops on a route providing a six day a week service. 

A significant positive effect is therefore expected. 

 
 

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: The  site is not within existing open space 

and therefore for this specific issue, this site is assumed 

to have a negligible effect.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is assessed as being within 

a moderate landscape sensitivity area and therefore is 

assumed to have a minor negative effect on landscape 

character with uncertainty.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 
local distinctiveness, wider 

townscape and landscape. 

0 

Previously Developed Land: This site was identified as 

entirely greenfield therefore would have a negligible 

effect.  

Not required.  

- Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

SP9: Place making and high 

quality design- Proposals should 
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Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

contribution to maintaining the existing settlement pattern 

(Local Purpose), which is greater than the limited or no 

contribution score given in relation to preventing 

neighbouring towns from merging (Green Belt Purpose 2); 

therefore this site is assumed to have a minor negative 

effect against this specific issue. 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 
place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is within 250m of the Lodge, Grade II Listed 

Building and is between 250m and 1km of the Welwyn 

Conservation Area which contains many Grade II Listed 

Buildings. Therefore a minor negative effect is expected 
although this is uncertain as the actual effects on historic 

assets will depend on the exact siting, scale and type of 

development and opportunities which may exist to 

enhance the setting of heritage features, or protect their 

settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 
should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 
taking into account 

the impacts of 

climate change? 

-? 

The site is within 500m of Rectory Wood LWS. Therefore, 

minor negative effects with uncertainty are assumed for 

this site.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

-? 

The site is within the outer source protection zones, 

therefore a minor adverse effect on the SA objective but 

with uncertainty is expected.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is almost entirely within Grade 3 agricultural land. 

In addition, the site lies entirely within greenfield and 

therefore the effect is considered to have a minor 

negative effect. 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 
housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 65 

homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to 
the creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 65 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is expected. 

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 65 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent). 

Not required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

 

Not required. 
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Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of a town 

centre and therefore a negligible effect is expected.  
Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 
development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities and therefore an uncertain 
significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 

 

  

Page 1019



B-102 

 

Former Norton Building, Bridge Road East Pea97 

 
Site – Former 

Norton Building, 

Bridge Road East 

Pea

97 

Potential 

Capacity 

122 Policy SADM21: Housing 
allocations in Welwyn 

Garden City 

 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Peartree Pharmacy, Boots 

Pharmacy, Johns and Kelynack Pharmacy, 

Waitrose, One Stop Convenience Store and Post 

Office. 

- Within 1,400m: King Geroge V Playing Fields, 

Terwin Water Park, Welwyn Garden City Town 

Centre, Welwyn Garden City Employment Site 
(EA1), Burrowfields Employment Site (EA2), 

Panshanger Primary School and Nursery, Sir 

Frederic Osborn Secondary School, Swallow Dell 

Primary School, Ludwick Nursery, Our Ladies 

Primary School, Peartree Primary School, 

Parkway Nursery, Rowan Tree Nursery, 

Oaklands College, Templewood Primary School, 

Sherrards Nursery and Jigsaw Nursery.  

It should be noted that some community facilities are 

located to the west of the train line, but will be accessible 

to future housing residents via Bridge Road.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 
reduce greenhouse 

gas emissions from 

transport? 
++ 

Proximity to employment and services: This site is within 
the Welwyn Garden City Employment Site (EA1), within 

1,400 of Burrowfields Employment Site (EA2) and Welwyn 

Garden City Town Centre, which is to the west of the train 

line, but will be accessible to future housing residents via 

Bridge Road. It is also within walking 720m of Waitrose 

and a One Stop Convenience Store. A significant positive 

effect is therefore expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service 

and within 1,400m of Welwyn Garden City Railway 

Station. A significant positive effect is therefore expected. 

 

Not required. 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is within 
the Welwyn Garden City Employment Site (EA1), within 

1,400 of Burrowfields Employment Site (EA2) and Welwyn 

Garden City Town Centre. It is also within walking 720m 

of Waitrose and a One Stop Convenience Store. A 

significant positive effect is therefore expected.  

Not required. 

++ Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service 

Not required. 
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Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

and within 1,400m of Welwyn Garden City Railway 

Station. A significant positive effect is therefore expected.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

? 

Landscape character: Although the site is in an urban 

area, effects on landscape character will depend on 

factors relating to the specific siting, layout and design of 
the new development. An uncertain effect is therefore 

expected.  

SP9: Place making and high 

quality design states that proposals 

should relate well to their 
surroundings, local distinctiveness, 

wider townscape and landscape. 

++? 

Previously Developed Land: This site is on previously 

developed land; therefore a significant positive effect is 

expected although this will be uncertain and dependent on 

the design of the site.  

Not required.  

0 

Retaining local distinctiveness: This site is in an urban 

area therefore it does not contribute towards maintaining 

the existing settlement pattern (Local Purpose) or help 

prevent neighbouring towns from merging (Green Belt 

Purpose 2). A negligible effect is expected.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 
character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

0 

This site is between 250m-1000m of Welwyn Garden City 

Conservation Area and five Grade II Listed Buildings. 

However, the site is within an existing built up area in 
Peartree, which provides screening to both Welwyn 

Garden City Conservation Areas and the Listed Buildings 

to the west. In addition, further screening to this 

Conservation Area is also provided by the railway line and 

supporting infrastructure (e.g. trees and fencing). 

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 
taking into account 

the impacts of 

climate change? 
-? 

The site is between 250m-500m of Black Fan LWS and 

Watch Mead Disused Railway LWS; a minor negative 

uncertain effect is therefore expected. 

 

 

 

 

 

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer source protection 

zone, therefore a negligible effect is expected.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 
conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

+? 

The site is on urban brownfield land. Therefore, the effect 
is considered to be minor positive but uncertain until more 

information is known about the potential for the 

brownfield land to support habitats and species of 

biodiversity importance 

Policy SP 11: Protection and 
enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 
identified local 

needs? 

0 

Amount of housing: The site provides capacity for up to 

122 homes which is less than 1% of the Borough’s 

housing target (15,200) and therefore is assumed to have 

a negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for up 

to 122 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required. 
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Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

++ 

Dwellings for older people: The site provides the capacity 

for up to 122 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent). A significant 

positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

- 

This site is located within Welwyn Garden City Industrial 

Employment Site (EA1), although only comprises a small 

proportion of the total Employment Site area, therefore 

would have a minor negative effect on this objective. 

SADM 10 Employment 

Development – proposals that 

would result in a loss of land from 

Class B uses to another use, whether 

in a designated employment area or 
not, will only be permitted where the 

proposed use is compatible with 

neighbouring land uses and would 

not prejudice the continued use of 

neighbouring land for employment. 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

+ 

This site is within 1,400m of a Welwyn Garden City Town 

Centre; therefore a minor positive effect is expected.  
Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 
lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 
easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 
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Biopark, Broadwater Road Pea102 

 
Site – Biopark, 

Broadwater Road 

Pea

102 

Potential 

Capacity 

179  Policy SADM21: Housing 
allocations in Welwyn 

Garden City 

 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 
characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? + 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Peartree Pharmacy and Surery, 

Boots Pharmacy, Sainsburys Pharmacy, Johns 

and Kelynack Pharmacy, Waitrose, Sainsburys, 

Church Road Dental Practice, One Stop 

Convenience Store and Post Office. 

- Within 1,400m: Chequers Woodhall Park, King 

Geroge V Playing Fields, Welwyn Garden City 

Town Centre, Welwyn Garden City Employment 

Site (EA1), Burrowfields Employment Site 

(EA2), Welwyn RFC/Handside Sports Ground, 

Swallow Dell Primary School, Ludwick Nursery, 

Holwell JMI School, Our Ladies Primary School, 

Peartree Primary School, Parkway Nursery, 

Oaklands College, Applecroft JMI School, 

Gosling Sports Park, Stanborough School, and 

Creswick JMI School.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 
reduce greenhouse 

gas emissions from 

transport? 
++ 

Proximity to employment and services: This site is within 
the Welwyn Garden City Employment Site (EA1), within 

1,400 of Burrowfields Employment Site (EA2) and Welwyn 

Garden City Town Centre. It is also within walking 720m of 

Sainsburys, Waitrose and a One Stop Convenience Store. 

A significant positive effect is therefore expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service 

and within 1,400m of Welwyn Garden City Railway Station. 

A significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is within 

the Welwyn Garden City Employment Site (EA1), within 

1,400 of Burrowfields Employment Site (EA2) and Welwyn 

Garden City Town Centre. It is also within walking 720m of 
Sainsburys, Waitrose and a One Stop Convenience Store. 

A significant positive effect is therefore expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

bus stops on a route providing a six day a week service 

and within 1,400m of Welwyn Garden City Railway Station. 

A significant positive effect is therefore expected.  

Not required. 

4.4 Protect and 

enhance open 
0 Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

Not required, but SP 13: 

Infrastructure Delivery- 
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space and 

landscape 

character, 

retaining local 

distinctiveness? 

this site is assumed to have a negligible effect on open 

space.  

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

? 

Landscape character: Although the site is in an urban area, 

effects on landscape character will depend on factors 

relating to the specific siting, layout and design of the new 

development. An uncertain effect is therefore expected.  

SP9: Place making and high 

quality design states that proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

++? 

Previously Developed Land: This site is on previously 

developed land; therefore a significant positive effect is 
expected although this will be uncertain and dependent on 

the design of the site.  

Not required.  

0 

Retaining local distinctiveness: This site is in an urban area 

therefore it does not contribute towards maintaining the 

existing settlement pattern (Local Purpose) or help prevent 

neighbouring towns from merging (Green Belt Purpose 2). 

A negligible effect is expected.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 
historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

--? 

This site is within 250m of a Grade II Listed Building, an 

area of archaeological significance and the Welwyn Garden 

City Conservation Area and between 250m-1,000m of four 

Grade II Listed Buildings; therefore, a significant negative 

effect is expected although this is uncertain as the actual 

effects on historic assets will depend on the exact siting, 
scale and type of development and opportunities which 

may exist to enhance the setting of heritage features, or 

protect their settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 
appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

The site is adjacent to Twentieth Mile Bridge Allotments 

LWS; a significant negative uncertain effect is therefore 

expected.  

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 
states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer source protection 

zone, therefore a negligible effect is expected.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 
productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

+? 

The site is on urban brownfield land. Therefore, the effect 

is considered to be minor positive but uncertain until more 

information is known about the potential for the brownfield 
land to support habitats and species of biodiversity 

importance. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 
best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

+ 

Amount of housing: The site provides capacity for up to 

179 homes which is between 1-5% of the Borough’s 

housing target (15,200) and therefore is assumed to have 

a minor positive effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for up 

to 179 homes and therefore it is assumed the site would 
accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 179 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

Not Required. 
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adaptable dwellings' (or updated equivalent). A significant 

positive effect is therefore expected.  

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

- 

This site is located within Welwyn Garden City Industrial 

Employment Site (EA1), although only comprises a small 

proportion of the total Employment Site area, therefore 

would have a minor negative effect on this objective. 

SADM 10 Employment 

Development – proposals that 

would result in a loss of land from 

Class B uses to another use, whether 

in a designated employment area or 

not, will only be permitted where the 

proposed use is compatible with 

neighbouring land uses and would 

not prejudice the continued use of 

neighbouring land for employment. 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 
City and Hatfield 

town retail 

centres? 

+ 

This site is within 1,400m of a Welwyn Garden City Town 

Centre; therefore a minor positive effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of education establishments; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 
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29 Broadwater Road – Pea103 

Site – 29 

Broadwater Road 

Pea103 Potential 

Capacity 

128 Policy SADM21: Housing 

allocations in Welwyn 

Garden City 

 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 
inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Howard Centre: Shops and 

Restaurants, Iceland, Sainsburys, Church Road 

Dental Practice, Waitrose and associated 

Pharmacy, Parkway Heath Care Family Planning 

Clinic and Peartree Pharmacy. 

- Within 1,400m:Peartree Primary School, 

Swallow Dell Primary School, Sir Frederic 

Osborn Secondary School, Oaklands College 

Lemsford Lane Campus, Applecroft Primary 

School, Creswick Primary School, Merge outdoor 
sports facility, Welwyn Garden City town centre, 

Welwyn Garden City Industrial Area, 

Burrowfields employment site and King George 

V Playing Field. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally. 

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services. 

Not required, but SP 1: Sustainable 

Development promotes the 
increased supply of housing and 

contributes to the reduction of social 

and health inequalities. 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 
flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site lies entirely within Flood Zone 1 and does not 

include flood storage areas; therefore a negligible effect is 

expected. 

Not required, but SADM 14: Flood 

Risk and Surface Water 
Management Supporting text-some 

allocations will be need to consider 

fluvial and surface water flood risk, 

albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 
++ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of Welwyn Garden City town 

centre (via footpaths and roads over the train line), 

Welwyn Garden City Industrial Area and Burrowfields 

allocated Employment Sites, therefore a significant 

positive effect is expected. 

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

numerous bus stops on a route providing a six day a week 

service and within 1,400m of Welwyn Garden City Train 

station. A significant positive effect is therefore expected. 

Not required. 

4.3 Avoid and 

reduce air pollution 
++ 

Proximity to employment and services: This site is within 
walking distance of Welwyn Garden City town centre, 

Welwyn Garden City Industrial Area and Burrowfields 

allocated Employment Site, therefore a significant positive 

effect is expected. 

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

numerous bus stops on a route providing a six day a week 

service and within 1,400m of Welwyn Garden City Train 

station. A significant positive effect is therefore expected. 

Not required. 

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space. 

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 
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retaining local 

distinctiveness? 

required as a result of their 

proposals. 

? 

Landscape character: Although the site is in an urban 

area, effects on landscape character will depend on 

factors relating to the specific siting, layout and design of 

the new development. An uncertain effect is therefore 

expected. 

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

++? 

Previously Developed Land: This site was identified as 

previously developed land and therefore would have a 

significant positive effect with uncertainty relating to the 

appropriateness of the design of the development. 

Not required. 

0 

Retaining local distinctiveness: The site is not within the 

Green Belt and therefore is assumed to have a negligible 

effect on retaining local distinctiveness. 

Not required but SP9: Place 

making and high quality design- 

Proposals should relate well to their 
surroundings, local distinctiveness, 

wider townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 
distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of the Welwyn Garden 

City Conservation Area and The Nabisco Shredded Wheat 

Factory (granted permission for mixed use development) 

and Office Block to Roche Products Factory both of which 

are Grade II Listed Buildings. Therefore a minor negative 
effect is expected, although this is uncertain as the actual 

effects on historic assets will depend on the exact siting, 

scale and type of development and opportunities which 

may exist to enhance the setting of heritage features, or 

protect their settings through screening. 

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 
assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 
the impacts of 

climate change? 

-? 

The site is between 250m and 500m from Twentieth Mile 

Bridge Allotments LWS. Therefore an uncertain minor 

negative effect is assumed for this site. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected. 

Not required but SP 10: 

Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 
conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

+? 

The site is located entirely within urban land, according to 
the agricultural land classification. In addition, the site is 

entirely previously developed land and therefore 

development is expected to have a minor positive effect 

with uncertainty. 

Policy SP 11: Protection and 
enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 
housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 128 

homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to 
the creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 128 

homes and therefore it is assumed the site would 

accommodate 30% affordable dwellings. A significant 

positive effect is expected. 

Not required. 

++ 
Dwellings for older people: The site provides the capacity 

for 128 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

Not required. 
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effects) 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent). 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy? 

- 

This site is located within the Welwyn Garden City 

Industrial Area Employment Area, and therefore would 

have a minor negative effect on this objective as less than 

50% of the employment land would be lost. 

Not required. 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 
City and Hatfield 

town retail 

centres? 

+ 

This site is within walking distance (1,400m) of Welwyn 

Garden City town centre and therefore a minor positive 

effect is expected. 

Not required. 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities and therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents. 

Not required. 
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Welwyn Garden City YMCA, 90 Peartree Lane Pea104 

 
Site – Welwyn 
Garden City YMCA, 

90 Peartree Lane 

Pea10
4 

Potential 
Capacity 

29 dwellings and 100 bed 
hostel (Net gain of 15 

dwellings and net loss of 

25 hostel bedspaces) 

Policy SADM21: Housing 
allocations in Welwyn 

Garden City 

 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focusing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and 

in particular 

improve the 

health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facility including:  

• Within 720m : Peartree Group Practice, a 
number of pharmacies, Somerfield, Simmons 

Bakers, Little Orchards (Fruit and Veg) shop, 

Scoop and Save, newsagents, a post office,  

• Within 1,400m: King George V Playing Field, 

Gosling Sports Park, amenity green spaces, 

Stanborough Country Park, Sir Frederic Osborn 

Secondary School, Watchlytes JMI and nursery 

School, and a number of other primary and JMI 

schools, Oaklands College Lemsford Lane 
Campus and the Welwyn Garden City Industrial 

Area and Burrowfields Employment Sites. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: 

Sustainable Development 

promotes the increased supply of 
housing and contributes to the 

reduction of social and health 

inequalities. 

Long term Objective 2: Safer Communities 

2.2 Ensure there 

is no increase in 

flood risk to 

people or 

property, taking 

into account 

climate change? 

0 

The site is not within flood zones 2 or 3 and does not 
include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective. 

SADM 14: Flood Risk and Surface 
Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce 

greenhouse gas 

emissions from 

transport? 

++ 

Proximity to employment and services: This site is 

adjacent to the Welwyn Garden City Industrial Area 

Employment Site and within walking distance (1,400m) 
Burrowfields Employment Site and and Welwyn Garden 

City centre therefore a significant positive effect is 

expected. 

Not required. 

++ 

Proximity to transport services: The site is within 

400m of a number of bus stops on a route providing a six 

day a week service with a and within 1,400m of Welwyn 

Garden City train station, therefore a significant positive 

effect is expected. 

Not required. 

4.3 Avoid and 

reduce air 

pollution 
++ 

Proximity to employment and services: This site is 

adjacent to the Welwyn Garden City Industrial Area 

Employment Site and within walking distance (1,400m) 

Burrowfields Employment Site and and Welwyn Garden 
City centre therefore a significant positive effect is 

expected.  

Not required. 

++ 

Proximity to transport services: The site is within 

400m of a number of bus stops on a route providing a six 

day a week service with a and within 1,400m of Welwyn 
Not required. 
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effects) 

Garden City train station, therefore a significant positive 

effect is expected. 

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

None required. 

? 

Landscape character: The site is in an unclassified area 

in terms of landscape sensitivity and therefore is thought 

to have an uncertain effect on landscape character. 

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape.  

SADM 16: Ecology and 
Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

++? 

Previously Developed Land: This site is not identified 

as a greenfield site and therefore would have a significant 

positive effect with uncertainty. 

None required. 

0 

Retaining local distinctiveness: The site is not located 

in an area of Green Belt and therefore would have a 

negligible effect. 
SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense 
of place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their 

settings? 

-? 

The site is within 1km of the Welwyn Garden City 

Conservation Area, four unnamed Areas of Archaeological 

Significance and the Grade II listed Office Block buildings 

to Roche Products Factory and the Nabico Shredded 
Wheat Factory, therefore an uncertain minor negative 

effect is expected. 

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 
should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 
taking into 

account the 

impacts of climate 

change? 

-? 

The site is located within 500m of the Twentieth Mile 

Bridge Allotments Local Wildlife Site therefore an 

uncertain minor adverse effect is expected. 
SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones; therefore a negligible effect is given. Not required but SP 10: 

Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

+? 

The site is on urban brownfield land. Therefore, the effect 

is considered to be minor positive but uncertain until 

more information is known about the potential for the 

brownfield land to support habitats and species of 

biodiversity importance. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 
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effects) 

previously 

developed land 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, 

type and tenure of 

housing to meet 

identified local 

needs? 

0/- 

Amount of housing: The site provides capacity for 15 

net additional homes equating to less than 1% of the 
Borough’s housing target (15,200) and therefore is 

assumed to have a negligible effect.  However, this is 

mixed with a negative effect as development would lead 

to loss of 25 hostel bedspaces, which would reduce the 

ability of those in need to access accommodation. 

SP1 Delivering Sustainable 

Development requires new 
development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 

15 net additional homes and therefore it is assumed the 

site would accommodate 30% affordable dwellings. A 

significant positive effect is given. 

Not required. 

++ 

Dwellings for older people: The site provides the 

capacity for 15 net additional homes and therefore it is 

assumed the site would include 20% of dwellings to meet 
Building Regulations Part M4(2) standards for ‘accessible 

and adaptable dwellings’ (or updated equivalent). A 

significant positive effect is therefore given. 

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local 

businesses and 

encourages a 
mixed and 

greener economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

Not required. 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

+ 

This site is within walking distance (1,400m) of Welwyn 

Garden City centre and therefore will result in a minor 

positive effect. 
Not required. 

6.5 Avoid 

sterilisation of 

mineral resources 
0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 
Not required. 

6.6 Provide access 

to training, skills 
development and 

lifelong learning 

to meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities and therefore an uncertain 
significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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61 Bridge Road East Pea105 

 
Site – 61 Bridge 

Road East 

Pea1

05 

Potential 

Capacity 

21 Policy SADM21: Housing 
allocations in Welwyn 

Garden City 

 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Peartree Pharmacy, Peartree 

Surgery, Boots Pharmacy, Howard Centre: 

Shops and restaurantsWaitrose, and the One 

Stop Convenience Store. 

- Within 1,400m: Essendon Gardens amenity 

green space, King George V Playing Field, Sir 

Frederic Osborn Secondary School, Panshanger 
Primary School, Hardings Nursery, Watchiytes 

Primary School and nursery, Peartree Primary 

School, Ludwick Nursery, Oak Tree Special 

Needs School, Swallow Dell Primary School, 

Oaklands College, Rowan Tree Nursery, 

Templewood Primary School, Jigsaw Nursery, 

Woodhall Nursery, Our Lady Primary School, 

Parkway Nursery, Welwyn Garden City Town 

Centre and Burrowfields Employment Site 

(EA2).  

It should be noted that some community facilities are 

located to the west of the train line, but will be accessible 

to future housing residents via Bridge Road.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 
or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 
consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? ++ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of Burrowfields Employment 

Site (EA2) and Welwyn Garden City Town Centre. It 

should be noted that the Town Centre is located to the 

west of the train line but will be accessible to future 

housing residents via Bridge Road.  

A significant positive effect is expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week service 

and within 1,400m of Welwyn Garden City Train Station. A 
significant positive effect is therefore expected as this is 

likely to encourage the use of sustainable transport.  

Not required. 

4.3 Avoid and 

reduce air pollution 
++ 

Proximity to employment and services: This site is within 

1,400m Burrowfields Employment Site (EA2) and Welwyn 

Garden City  Town Centre. A significant positive effect is 

therefore expected.  

Not required. 

++ Proximity to transport services: This site is within 400m of 

eight bus stops on routes providing a six day a week 

Not required. 
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service and within 1,400m of Welwyn Garden City Train 

Station. A significant positive effect is therefore expected.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

? 

Landscape character: Although the site is in an urban 

area, effects on landscape character will depend on 

factors relating to the specific siting, layout and design of 
the new development. An uncertain effect is therefore 

expected.  

SP9: Place making and high 

quality design states that proposals 

should relate well to their 
surroundings, local distinctiveness, 

wider townscape and landscape. 

++? 

Previously Developed Land: This is an urban site on 

previously developed land and therefore would have a 

significant positive effect although this is uncertain and 

will be dependent on the appropriateness of the design of 

the future development.  

Not required.  

0 

Retaining local distinctiveness: The site is not within the 

Green Belt and therefore is assumed to have a negligible 

effect on retaining local distinctiveness.  

Not required but SP9: Place 

making and high quality design- 

Proposals should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

4.5 Conserve and 

enhance the 
Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

0 

This site is between 250m and 1km of four Grade II Listed 

Buildings and Welwyn Garden City Conservation Area. 
However, the site is within an existing built up area in 

Peartree, which provides screening to both Welwyn 

Garden City Conservation Areas and the Listed Buildings. 

In addition, further screening to this Conservation Area is 

also provided by the railway line and supporting 

infrastructure (e.g. trees and fencing). 

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 
geodiversity, 

taking into account 

the impacts of 

climate change? 

 

 
 

-? 

The site is between 250m and 500m of Watch Mead 

Disused Railway LWS; therefore a minor negative 

uncertain effect is expected.  

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 
protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer source protection 

zone, therefore a negligible effect is expected.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 
water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

+? 

The site is on brownfield land and as such a minor positive 

effect is expected although this is uncertain at this stage 

until more information is known about the potential for 

the brownfield land to support habitats and species of 

biodiversity importance.  

Not required. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 
and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for up to 

21 homes which is less than 1% of the Borough’s housing 
target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 
development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for up 

to 21 homes and therefore it is assumed the site would 

accommodate 30% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required. 

Page 1033



B-116 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

++ 

Dwellings for older people: The site provides the capacity 

for up to 21 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent) . A 

significant positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

- 

This site is located within Welwyn Garden City Industrial 

Employment Site (EA1), although only comprises a small 

proportion of the total Employment Site area, therefore 

would have a minor negative effect on this objective. 

SADM 10 Employment 

Development – proposals that 

would result in a loss of land from 

Class B uses to another use, whether 

in a designated employment area or 
not, will only be permitted where the 

proposed use is compatible with 

neighbouring land uses and would 

not prejudice the continued use of 

neighbouring land for employment. 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

+ 

This site is within 1,400m of Welwyn Garden City  Town 

Centre which will support the town’s vitality and vibrancy; 

therefore a minor positive effect is expected.  

Not required.  

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 
lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 
easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 
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73-83 Bridge Road East Pea106 

 
Site – 73-83 Bridge 

Road East  

Pea

106 

Potential 

Capacity 

235 homes with 

potential for 1,650sqm 

B1a/B1 floorspace 

Policy SADM21: Housing 
allocations in Welwyn 

Garden City 

 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 
+ 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Peartree Pharmacy and Surgery, 

Boots Pharmacy , Morrisons Supermarket, One 

Stop Convenience Store and Post Office.  

- Within 1,400m: Panshanger Golf Complex, King 

George V Playing Fields, Sir Frederic Osborne 

Secondary School, Panshanger Primary School, 

Watchiytes Primary and Nursery, Hardings 
Nursery, Swallow Dell Primary School, Oak Tree 

Nursery, Ludwick Nursery, Our Lady Primary 

School, Woodhall Pre-School and Nursery, 

Peartree Primary School, Parkway Nursery, 

Rowan Tree Nursery, and Oaklands College and 

Jigsaw Day Nursery. The site is also within 

Employment Site EA1 (Welwyn Garden City 

Industrial Area) and is within 1,400m of 

Employment Site EA2 (Burrowfields). It is also 

within 1,400m of Welwyn Garden City Town 

Centre.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.   

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 
reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is within 
walking distance (1,400m) of Employment Sites EA1 

(Welwyn Garden City Industrial Area) and EA2 

(Burrowfields) as well as Morrisons Supermarket, One 

Stop Convenience Store and Post Office. It is also within 

1,400m of Welwyn Garden City Town Centre. Proximity of 

the site to existing employment and residential areas 

(including the provision of both being made at the site 

itself) will minimise travel distances for both workers and 

residents. A significant positive effect is therefore 

expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 
several bus stops on a route providing a six day a week 

service, and is also within 1,400 of Welwyn Garden City 

Railway Station. A significant positive effect is therefore 

expected. 
 

Not required. 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of Employment Sites EA1 

(Welwyn Garden City Industrial Area) and EA2 

(Burrowfields) as well as Morrisons Supermarket, One 

Stop Convenience Store and Post Office. It is also within 

1,400m of Welwyn Garden City Town Centre. Proximity of 

the site to existing employment and residential areas 
(including the provision of both being made at the site 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

itself) will minimise travel distances for both workers and 

residents. A significant positive effect is therefore 

expected.  

++ 

Proximity to transport services: This site is within 400m of 

several bus stops on a route providing a six day a week 

service, and is also within 1,400 of Welwyn Garden City 

Railway Station. A significant positive effect is therefore 

expected.  

Not required. 

4.4 Protect and 

enhance open 

space and 

landscape 
character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 
providing new green infrastructure, 

required as a result of their 

proposals. 

? 

Landscape character: Although the site is in an urban 

area, effects on landscape character will depend on 

factors relating to the specific siting, layout and design of 

the new development. An uncertain effect is therefore 

expected.  

SP9: Place making and high 

quality design states that proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

++? 

Previously Developed Land: This site is on previously 

developed land; therefore a significant positive effect is 

expected, although this is uncertain and dependent on the 

appropriateness of the design of the development.  

Not required.  

0 

Retaining local distinctiveness: The site is in an urban 

area and will have no contribution to maintaining the 
existing settlement pattern (Local Purpose) or preventing 

neighbouring towns from merging (Green Belt Purpose 2). 

A negligible effect against this specific issue is expected. 

Not required but SP9: Place 

making and high quality design- 
Proposals should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, 

and their settings? 

0 

This site is between 250m-1km of four Grade II Listed 

Buildings and Welwyn Garden City Conservation Area. 

However, the site is within an existing built up area in 

Peartree, which provides screening to both Welwyn 

Garden City Conservation Areas and the Listed Buildings 

to the west. In addition, further screening to this 

Conservation Area is also provided by the railway line and 

supporting infrastructure (e.g. trees and fencing). 

 

 

 

 

 

 
 

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

The site is within 250m of Watch Mead Disused Railway 

LWS; therefore a significant negative uncertain effect is 

expected. 

SP 11: Protection and 

enhancement of critical 

environmental assets seeks 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 
states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer source protection 

zone, therefore a negligible effect is expected.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 
sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

+? 

The site is on previously developed urban land; therefore 

a minor positive effect is expected although this is 
uncertain until more information is available about the 

potential for the land to support habitats and species of 

biodiversity importance.  

Policy SP 11: Protection and 

enhancement of critical 
environmental assets- protect the 

best and most versatile agricultural 

land. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

previously 

developed land 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

+ 

Amount of housing: The site provides capacity for up to 

235 homes which is between 1-5% of the overall need in 

the Borough (15,200); therefore a minor positive effect is 

expected.  

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for up 

to 235 homes and therefore it is assumed the site would 

accommodate 30% affordable dwellings. A significant 

positive effect is therefore expected.  

Not Required. 

++ 

Dwellings for older people: The site provides the capacity 

for up to 235 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 
Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent). A significant 

positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

-? 

This site is providing up to 1,650sqm of employment 

space which is less than 5% of the employment need for 

the Borough. However, the site is within an existing 

employment area and development would result in a net 

loss of 3,381sqm employment space, therefore a minor 

negative effect is expected.  This is uncertain as the type 

of employment space to be provided at the site may be 

more suitable/in demand than the type of employment 

space lost.  
 

 

 

  

Not required.  

 

6.2 Encourage 

economic 

investment in 

those areas most 

in need of 

regeneration, in a 

way that will 

benefit those most 

in need of 

rewarding 

employment?  

+ 

The site is not within an area classified as being within 

20% of the most deprived areas nationally. However, it is 

within an area classified as 20-30% most deprived as 

such a minor positive effect is expected. 

Not required. 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

+ 

This site is within 1,400m of Welwyn Garden City Town 

Centre and will therefore provide support for maintaining 

its vitality (both through easy access by residents and 

investment in the site by local businesses) and a minor 

positive effect is expected. 

Not required.  

 

6.4 Sustain rural 

communities and 
their economies, 

small businesses 

and other rural 

diversification, 

while protecting 

rural character 

0 

This site is not in a rural area; therefore a negligible effect 

is expected. 

Not required. 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 
lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 
easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new facilities to serve the 

new residents.  

Not required. 
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B&Q Swallowfields, Pea107 

 
Site – B&Q 

Swallowfields  

Pea

107 

Potential 

Capacity 

97 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? + 

The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Peartree Pharmacy and Surgery, 
Boots Pharmacy, Morrisons Supermarket, One 

Stop Convenience Store and Post Office.  

- Within 1,400m: Panshanger Golf Complex, King 

George V Playing Fields, Sir Frederic Osborne 

Secondary School, Panshanger Primary School, 

Watchiytes Primary and Nursery, Hardings 

Nursery, Springmead Primary School, Swallow 

Dell Primary School, Oak Tree Nursery, Ludwick 

Nursery, Jigsaw Day Nursery, Our Lady Primary 

School, Woodhall Primary, Peartree Primary 
School, and Oaklands College. The site is also 

within Employment Site EA1 (Welwyn Garden 

City Industrial Area) and is within 1,400m of 

Employment Site EA2 (Burrowfields). It is also 

within 1,400m of Welwyn Garden City Town 

Centre.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 
residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 
contributes to the reduction of social 

and health inequalities.  

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site lies within 

Employment Site EA1 (Welwyn Garden City Industrial 

Area) and is within walking distance (1,400m) of EA2 

(Burrowfields) as well as Morrisons Supermarket, One Stop 

Convenience Store and Post Office. It is also within 

1,400m of Welwyn Garden City Town Centre. Proximity of 
the site to existing employment and residential areas 

(including the provision of both being made at the site 

itself) will minimise travel distances for both workers and 

residents. A significant positive effect is therefore 

expected.  

Not required. 

++ 

Proximity to transport services: This site is within 400m of 

several bus stops on a route providing a six day a week 

service, and is also within 1,400 of Welwyn Garden City 

Railway Station. A significant positive effect is therefore 

expected. 

 
 

Not required. 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site lies within 

Employment Site EA1 (Welwyn Garden City Industrial 
Area) and is within walking distance (1,400m) of EA2 

(Burrowfields) as well as Morrisons Supermarket, One Stop 

Convenience Store and Post Office. It is also within 

1,400m of Welwyn Garden City Town Centre. Proximity of 

the site to existing employment and residential areas 

(including the provision of both being made at the site 

itself) will minimise travel distances for both workers and 

residents. A significant positive effect is therefore 

expected.  

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

++ 

Proximity to transport services: This site is within 400m of 

several bus stops on a route providing a six day a week 

service, and is also within 1,400 of Welwyn Garden City 

Railway Station. A significant positive effect is therefore 

expected.  

Not required. 

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

? 

Landscape character: Although the site is in an urban area, 

effects on landscape character will depend on factors 

relating to the specific siting, layout and design of the new 

development. An uncertain effect is therefore expected.  

SP9: Place making and high 

quality design states that proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

++? 

Previously Developed Land: This site is on previously 

developed land; therefore a significant positive effect is 

expected, although this is uncertain and dependent on the 

appropriateness of the design of the development.  

Not required.  

0 

Retaining local distinctiveness: The site is in an urban area 

and will have no contribution to maintaining the existing 

settlement pattern. (Local Purpose) or preventing 

neighbouring towns from merging (Green Belt Purpose 2). 

A negligible effect against this specific issue is expected. 

Not required but SP9: Place 

making and high quality design- 

Proposals should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

0 

This site is between 250m-1,000m of four Grade II Listed 

Buildings and Welwyn Garden City Conservation Area. 

However, the site is within an existing built up area in 

Peartree, which provides screening to both Welwyn Garden 

City Conservation Areas and the Listed Buildings to the 

west. In addition, further screening to this Conservation 

Area is also provided by the railway line and supporting 

infrastructure (e.g. trees and fencing). Therefore, a 

negligible effect is expected.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 
enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

The site is within 250m of Watch Mead Disused Railway 
LWS; therefore a significant negative uncertain effect is 

expected.  

SP 11: Protection and 
enhancement of critical 

environmental assets seeks 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and Landscape 

states that proposals should 

conserve and enhance the borough's 

natural and historic landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer source protection 

zone, therefore a negligible effect is expected.  

SP 10: Sustainable design and 

construction- water sensitive 

design principles should be 
integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 
previously 

developed land 

+? 

The site is on previously developed urban land; therefore a 

minor positive effect is expected although this is uncertain 

until more information is available about the potential for 

the land to support habitats and species of biodiversity 

importance.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for up to 

97 homes which is less than 1% of the overall need in the 

Borough (15,200); therefore a negligible effect is 

expected.  

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ Affordable housing: The site provides the capacity for up 

to 97 homes and therefore it is assumed the site would 

Not Required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

accommodate 30% affordable dwellings. A significant 

positive effect is therefore expected.  

++ 

Dwellings for older people: The site provides the capacity 

for up to 97 homes and therefore it is assumed the site 

would include 20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent). A significant 

positive effect is therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

- 

This site is located within Welwyn Garden City Industrial 

Employment Site (EA1), although only comprises a small 

proportion of the total Employment Site area, therefore 

would have a minor negative effect on this objective. 

Not required.  

 

6.2 Encourage 

economic 

investment in 

those areas most 

in need of 

regeneration, in a 

way that will 

benefit those most 

in need of 

rewarding 

employment?  

+ 

The site is not within an area classified as being within 

20% of the most deprived areas nationally. However, it is 

within an area classified as 20-30% most deprived as 

such a minor positive effect is expected. 

Not required. 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

+ 

This site is within 1,400m of Welwyn Garden City Town 

Centre and will therefore provide support for maintaining 

its vitality (both through easy access by residents and 

investment in the site by local businesses) and a minor 

positive effect is expected. 
 

Not required.  

 

6.4 Sustain rural 

communities and 

their economies, 

small businesses 
and other rural 

diversification, 

while protecting 

rural character 

0 

This site is not in a rural area; therefore a negligible effect 

is expected. 

Not required. 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of education establishments; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 
required, rather than building new facilities to serve the 

new residents.  

Not required. 
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Welwyn Garden City: Town Centre North Han40a 

Site – Welwyn 

Garden City 

Town Centre North 

Han40

a 

Potential 

Capacity 

250 dwellings; this is in 

addition to 100 dwellings 

proposed to be allocated 

in Local Plan 

Policy SADM21: Housing 

allocations in Welwyn 

Garden City 

 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focusing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facility including:  

• Within 720m: Waitrose and Boots Pharmacies, 

Hall Grove Group Practice, The Garden City 

Practice, local pharmacies, Sainsburys, Iceland, 

One Stop, local newsagents and post office, and 

the Howard Centre: Shops and Restaurants. 

Within 1,400m: Welwyn RFC (Handside Sports 

Ground), Gosling Sports Park, allotment sites, 

Sherrardspark Wood, a number of amenity 

green space such as The Campus, Parkway and 

Howardsgate amongst others, Applecroft 

Nursery School, and a number of other 

preschool/nursery school facilities, Oaklands 

College Lemsford Lane Campus site, Peartree 

Primary School and the Welwyn Garden City 

Industrial Area employment site. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: 

Sustainable Development 

promotes the increased supply of 

housing and contributes to the 

reduction of social and health 

inequalities. 

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective. 

SADM 14: Flood Risk and 

Surface Water Management 
Supporting text-some allocations 

will be need to consider fluvial and 

surface water flood risk, albeit of 

limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of the Welwyn Garden City 

Industrial Area allocated Employment Site and Welwyn 

Garden City centre therefore a significant positive effect is 

expected. 

 

Not required. 

++ 

Proximity to transport services: The site is within 400m of 

a number of bus stops on a route providing a six day a 

week service and within 1,400m of Welwyn Garden City 

train station, therefore a significant positive effect is 

expected. 

 

Not required. 

4.3 Avoid and 

reduce air pollution ++ 

Proximity to employment and services: This site is within 

walking distance of the Welwyn Garden City Industrial 

Area allocated Employment Site and Welwyn Garden City 

centre therefore a significant positive effect is expected. 

 

Not required. 

++ 

Proximity to transport services: The site is within 400m of 
a number of bus stops on a route providing a six day a 

week service and within 1,400m of Welwyn Garden City 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focusing on significant adverse 

effects) 

train station, therefore a significant positive effect is 

expected. 

 

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space. 

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs 

of providing new green 

infrastructure, required as a result 

of their proposals. 

? 

Landscape character: The site is in an unclassified area in 

terms of landscape sensitivity and therefore the effect on 

landscape character is uncertain. 

SP9: Place making and high 

quality design- Proposals should 
relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape.  

SADM 16: Ecology and 

Landscape- Conserve and 

enhance the borough's natural and 

historic landscape. 

++? 

Previously Developed Land: This site is not identified as a 

greenfield site and therefore would have a significant 

positive effect with uncertainty. 

Not required. 

0 

Retaining local distinctiveness: The site is not located in 

an area of Green Belt and therefore would have a 

negligible effect. 

 

 

 

 

 

 

 

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and 

enhance the borough's natural and 

historic landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 
place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

--? 

The majority of the site is within the Welwyn Garden City 

Conservation Area therefore an uncertain significant 

negative effect is expected. 

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 
should sustain and enhance 

heritage assets and respect the 

character, appearance and setting 

of the asset in terms of design, 

scale, materials and impact on key 

views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 
taking into account 

the impacts of 

climate change? 

--? 

The site is located within 250m of the Dismantled Railway 

East and Sherrardspark Wood Local Wildlife Site; 

therefore an uncertain significant adverse effect is 

expected. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect 

the best and most versatile 

agricultural land. 

4.8 Avoid water 

pollution 0 

The site is not within the inner or outer source protection 

zones; therefore a negligible effect is given. 

Not required. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

+? 

The site is on urban brownfield land. Therefore, the effect 

is considered to be minor positive but uncertain until 

more information is known about the potential for the 

brownfield land to support habitats and species of 

biodiversity importance. 

Not required. 

Long-term Objective 5: Decent Housing 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focusing on significant adverse 

effects) 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

+ 

Amount of housing: The site provides capacity for 250 

homes which provides between 1 and 5% of the 

Borough’s housing target (15,200) and therefore is 

assumed to have a minor positive effect. 

Not required. 

++ 

Affordable housing: The site provides the capacity for 250 

homes and therefore it is assumed the site would 

accommodate 30% affordable dwellings. A significant 

positive effect is expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 250 homes and therefore it is assumed the site would 

include 20% of dwellings to meet Building Regulations 

Part M4(2) standards for ‘accessible and adaptable 

dwellings’ (or updated equivalent). A significant positive 

effect is therefore given.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 ensure the 
supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

 

Not required. 

  

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

++ 

This site is within walking distance (1,400m) of Welwyn 

Garden City centre and therefore will result in a significant 

positive effect.  

Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 
0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs ++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities and therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Welwyn Garden City Neighbourhood Parade, Hollybush Lane Hol23 

 
Site – Welwyn 

Garden City 

Neighbourhood 

Parade, Hollybush 

Lane 

 Hol23 Potential 

Capacity 

16 dwellings and re-

provision of retail 

Policy SADM21: Housing 

allocations in Welwyn 

Garden City 

 

General Development 
Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focusing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and 

in particular 

improve the 

health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facility including:  

• Within 720m: Spring House Medical Centre; 

Andersons Family Bakers, newsagents, Londis 

Supermarket and a post office.  

• Within 1,400m: Hall Grove Surgery, QEII 

Hospital Gosling Sports Centre; King George V 

Playing Field, Stanborough Country Park, 

Hatfield Cricket Club, Creswick Primary and 
Nursery and Great North Road and Burrowfields 

Employment Sites,  

The Burrowfields Employment Site is located to the west 

of the A1000 and the Great North Road Employment site 

is located to the south of the A414 and west of the 

railway line, therefore it may be less accessible to new 

residents travelling on foot / cycle. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: 

Sustainable Development 

promotes the increased supply of 

housing and contributes to the 

reduction of social and health 

inequalities. 

Long term Objective 2: Safer Communities 

2.2 Ensure there 

is no increase in 

flood risk to 

people or 

property, taking 

into account 

climate change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce 

greenhouse gas 

emissions from 

transport? 

+ 

Proximity to employment and services: This site is 

within walking distance (1,400m) of the Burrowfields and 

Great North Road Employment Sites. 

The Burrowfields Employment Site is located to the west 

of the A1000 and the Great North Road Employment site 

is located to the south of the A414 and wets of the 

railway line, therefore it may be less accessible to new 

residents travelling on foot / cycle. 

Therefore a minor positive effect is expected 

Not required. 

  

++ 

Proximity to transport services: The site is within 

400m of a number of bus stops on a route providing a six 

day a week service therefore a significant positive effect 

is expected. 

 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focusing on significant adverse 

effects) 

4.3 Avoid and 

reduce air 

pollution 

+ 

Proximity to employment and services: This site is 

within walking distance (1,400m of the Burrowfields and 

Great North Road Employment Sites. 

The Burrowfields Employment Site is located to the west 

of the A1000 and the Great North Road Employment site 

is located to the south of the A414 and wets of the 

railway line, therefore it may be less accessible to new 

residents travelling on foot / cycle. 

Therefore a minor positive effect is expected 

 

Not required. 

++ 

Proximity to transport services: The site is within 
400m of a number of bus stops on a route providing a six 

day a week service therefore a significant positive effect 

is expected. 

 

Not required. 

 

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

- 

Open Space: 5-25% of the site is located within existing 

open space and therefore this site is assumed to have a 

minor negative effect on open space.  

None required. 

? 

Landscape character: The site is in an unclassified area 

in terms of landscape sensitivity and therefore is thought 

to have an uncertain effect on landscape character. 

 

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape.  

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

++? 

Previously Developed Land: This site is not identified 

as a greenfield site and therefore would have a significant 

positive effect with uncertainty. 

 

None required. 

0 

Retaining local distinctiveness: The site is not located 

in an area of Green Belt and therefore would have a 

negligible effect. 

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 
character, sense 

of place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their 

settings? 

-? 

The site is within 1km of the Beehive WGC Conservation 

Area, the Woodhall Farm and an unnamed Area of 

Archaeological Significance and the Grade II listed 
Beehive Public House, therefore an uncertain minor 

negative effect is expected. 

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage– proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 
biodiversity and 

geodiversity, 

taking into 

account the 

impacts of climate 

change? 

-? 

The site is located within 500m of the Creswick Plantation 

Local Wildlife Site therefore an uncertain minor adverse 

effect is expected.  
SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

4.8 Avoid water 

pollution 

-? 

The southern part of this site is within the outer source 

protection zones; therefore a minor negative uncertain 

effect is expected. 
Not required but SP 10: 

Sustainable design and 

construction- water sensitive 

design principles should be 

integrated into development 

Page 1045



B-128 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focusing on significant adverse 

effects) 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

+? 

The site is on urban brownfield land. Therefore, the effect 
is considered to be minor positive but uncertain until 

more information is known about the potential for the 

brownfield land to support habitats and species of 

biodiversity importance. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, 

type and tenure 

of housing to 

meet identified 

local needs? 

0 

Amount of housing: The site provides capacity for 16 

homes equating to less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 
creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 

16 homes and therefore it is assumed the site would 

accommodate 30% affordable dwellings. A significant 

positive effect is given. 

Not required. 

++ 

Dwellings for older people: The site provides the 

capacity for 16 homes and therefore it is assumed the 

site would include 20% of dwellings to meet Building 

Regulations Part M4(2) standards for ‘accessible and 

adaptable dwellings’ (or updated equivalent). A 

significant positive effect is therefore given. 

 

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 ensure the 

supply, location 
and quality of 

business and 

employment sites 

reflects the needs 

of local 

businesses and 

encourages a 

mixed and 

greener economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

Not required. 

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

6.5 Avoid 

sterilisation of 

mineral resources 
0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 
Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning 

to meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities and therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 
required, rather than building new schools to serve the 

new residents.  

Not required. 
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Land South of Welham Manor and West of Station Road WeG3a 

 
Site – Land South 

of Welham Manor 

and West of Station 

Road 

WeG

3a 

Potential 

Capacity 

68 Policy SADM 30: Housing 

allocations in Welham 

Green 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 
inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Kean Pharmacy, five convenience 

stores, Simmons Bakery and Welham Green 

Dental Surgery. 

- Within 1,400m: Welham Green Bowling Club, 

allotments, several areas of amenity 

greenspace, St. Thomas More church and 

grounds, St Mary Primary School, Southfield 

Special Needs School, Willowbrook Nursery, 

Brookmans Park Primary School and Travellers 

Lane Employment Site. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 
increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 
gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of Travellers Lane Employment 
Site and within 720m of five food/convenience stores. A 

significant positive effect is therefore expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

ten bus stops on routes providing a six day a week service 

and Welham Green train station is within 1,400m. A 

significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 
++ 

Proximity to employment and services: This site is within 

1,400m Travellers Lane Employment Site and is within 

720m of five food/convenience stores. A significant 

positive effect is therefore expected. 

Not required 

++ 

Proximity to transport services: This site is within 400m of 

ten bus stops on routes providing a six day a week service 

and Welham Green train station is within 1,400m. A 

significant positive effect is therefore expected.  

Not required.  

4.4 Protect and 

enhance open 
space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 
this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 
Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is assessed as having a 

moderate landscape sensitivity and therefore could have a 

minor negative effect on landscape character.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

+? 

Previously Developed Land: This site was identified as a 

mix of previously developed land greenfield , therefore 

would have a minor positive uncertain effect. 

Not required  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement pattern 

and (Local Purpose) and a partial contribution to 

preventing neighbourhood towns from merging (Green 

Belt Purpose 2); therefore this site is assumed to have a 

minor negative effect against this specific issue. 

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of fourteen Grade II 

Listed Buildings and Hatfield House Registered Park and 

Garden. Therefore, a minor negative effect is expected 

although this is uncertain as the actual effects on historic 

assets will depend on the exact siting, scale and type of 

development and opportunities which may exist to 

enhance the setting of heritage features, or protect their 

settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-? 

The site is within 500m from Water End Swallow Holes 

SSSI. The site is also between 250m and 500m of Bush 

Wood LWS. Therefore, an uncertain minor negative effect 

is assumed for this site. The uncertainty is also assigned 

expected that the site is on more than 25% of greenfield 

land which could result in the loss of undesignated 

biodiversity interests. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

-? 

The site is within an inner source protection zone, 

therefore a minor negative effect is expected although this 
is uncertain and dependent on the construction activities 

and mitigation that would be employed.  

SP 10: Sustainable design and 

construction- water sensitive 
design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 
sustainable use of 

previously 

developed land  

- 

The majority of this site is within Grade 3 agricultural and 

greenfield land, and as such a minor negative effect is 

expected. 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 68 

homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 68 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 68 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 
M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent) . A significant positive effect is 

therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

of local businesses 

and encourages a 

mixed and greener 

economy?  

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of local education facilities; therefore a significant positive 

uncertain effect is expected because it could be easier and 

more resource/cost efficient to expand those existing 

facilities to accommodate new residents as required, 
rather than building new schools to serve the new 

residents.  

Not required. 
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Land South of Dixons Hill Road, WeG17 

 
Site – Land south 

of Dixons Hill Road 

WeG

17 

Potential 

Capacity 
N/A Policy SADM 30: Housing 

allocations in Welham 

Green 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 
characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within 1,400m of Welham Green and South 

Hatfield which will provide opportunities for pupils and 

employees to walk to school which has benefits for health.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected.  

Not required. 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site lies entirely within Flood Zone 1 and does not 

include flood storage areas; therefore a negligible effect is 

expected. 

Not required.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 
reduce greenhouse 

gas emissions from 

transport? 

++ 

The site is within 1,400m of Welham Green and South 
Hatfield which will provide opportunities for pupils and 

employees to walk to school which has benefits for 

reducing greenhouse gas emissions from transports.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

five bus stops on a route providing a six day a week 

service and is within 1,400m of Welham Green Station. A 

significant positive effect is therefore expected as 

proximity to public transport may encourage travel to 

school by pupils and employees via public transport. 

Not required. 

4.3 Avoid and 

reduce air pollution 
++ 

The site is within 1,400m of Welham Green and South 

Hatfield which will provide opportunities for pupils and 

employees to walk to school which has benefits for 

reducing greenhouse gas emissions from transports.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

five bus stops on a route providing a six day a week 
service and is within 1,400m of Welham Green Station. A 

significant positive effect is therefore expected as 

proximity to public transport may encourage travel to 

school by pupils and employees via public transport. 

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

-? 

Landscape character: The site is assessed as having a 
moderate landscape sensitivity and therefore 

development could have a minor negative effect on 

landscape character.  

SP9: Place making and high 
quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

0 

Previously Developed Land: This site is identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required.  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement 

pattern (Local Purpose) and a partial contribution to 

preventing neighbourhood towns from merging (Green 

Belt Purpose 2), and therefore this site is assumed to 

have a minor negative effect against this specific issue. 

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

There are no heritage assets directly adjacent to the site, 

however there are 14 Grade II Listed Buildings within 

1km. Therefore, a minor negative effect is expected 

although this is uncertain as the actual effects on historic 

assets will depend on the exact siting, scale and type of 

development and opportunities which may exist to 

enhance the setting of heritage features, or protect their 

settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-? 

The site is within 500m from Water End Swallow Holes 

SSSI. Therefore, an uncertain minor negative effect is 

assumed for this site. The uncertainty is due to the fact 

that the site is on more than 25% of greenfield land, 

which could result in the loss of undesignated biodiversity 

interests. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

-? 

The site is within an outer source protection zone, 

however a minor negative uncertain effect is given as 
effects would depend on the construction works 

undertaken and the mitigation employed.  

SP 10: Sustainable design and 

construction- water sensitive 
design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 
sustainable use of 

previously 

developed land 

 

- 

The site is completely within Grade 3 agricultural and 

greenfield land, and as such a minor negative effect is 

expected. 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

 

Not required. 

  

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 
to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++ 

The site is within 1,400m of Welham Green and South 

Hatfield which will provide access to education. 

Not required. 
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Land north of Heath Road WGr7 

 
Site – Land north of 

Heath Road 

WGr

7 

Potential 

Capacity 
117 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 
Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Convenience Store and Marshalls 

Fuel and Shop. 

- Within 1,400m: Woolmer Green Recreation 

Ground, St. Michael’s Primary School, Oaklands 

Primary School and two Employment Sites (one 

of which is designated as a reasonable 

alternative housing site – WE100) to the north 

and north-east.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 

flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 
reduce greenhouse 

gas emissions from 

transport? 
+ 

Proximity to employment and services: This site is within 
walking distance (1,400m) of two Employment Sites 

(albeit one of these is identified as reasonable alternative 

housing site - WE100 within this round of SA). Whilst 

there is a road under the train line, there is no pedestrian 

provision, therefore a minor positive effect is expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

eleven bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution 

+ 

Proximity to employment and services: This site is within 

1,400m of two Employment Sites (albeit one of these is 

identified as reasonable alternative housing site - WE100 

– within this round of SA). Whilst there is a road under 

the train line, there is no pedestrian provision, therefore a 

minor significant positive effect is therefore expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 
eleven bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected.  

 
 

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

--? 

Landscape character: The majority of the site is assessed 

as having a moderate-high landscape sensitivity and 
therefore could have a significant negative effect on 

landscape character.  

SP9: Place making and high 

quality design- Proposals should 
relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

0 

Previously Developed Land: This site was identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement pattern 

and (Local Purpose) and a partial contribution to 

preventing neighbourhood towns from merging (Green 

Belt Purpose 2); therefore this site is assumed to have a 

minor negative effect against this specific issue.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of eight Grade II 

Listed Buildings; therefore, a minor negative effect is 

expected although this is uncertain as the actual effects 

on historic assets will depend on the exact siting, scale 

and type of development and opportunities which may 

exist to enhance the setting of heritage features, or 

protect their settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-- 

The site contains part of the Mardley Heath LWS and LNR; 

therefore, a significant negative effect is assumed for this 

site.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

 

 

 
 

SP 10: Sustainable design and 

construction- water sensitive 
design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is completely within Grade 3 agricultural and 

greenfield land, and as such a minor negative effect is 

expected. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 
and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 117 

homes which is less than 1% of the Borough’s housing 
target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 
development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 117 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 117 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent) . A significant positive effect is 

therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

0 

This site is not located within an Employment Area and 
therefore would have a negligible effect on this objective. 

 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of  local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Land north of Heath Road WGr7a 

 
Site – Land north of 

Heath Road 

WGr

7a 

Potential 

Capacity 

69 Policy General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 
living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Convenience Store and Marshalls 

Fuel and Shop. 

- Within 1,400m: Woolmer Green Recreation 
Ground, Michael’s Primary School, and two 

Employment Sites (one of which is designated 

as a reasonable alternative housing site – 

WE100) to the north and north-east.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there 

is no increase in 

flood risk to 
people or 

property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 

text-some allocations will be need to 
consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce 

greenhouse gas 

emissions from 

transport? 

+ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of two Employment Sites 

(albeit one of these is designated as a reasonable 

alternative housing site – WE100 - in this round of SA). 

Whilst there is a road over the train line, there is no 

pedestrian provision, therefore a minor significant positive 

effect is expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 
reduce air 

pollution 
+ 

Proximity to employment and services: This site is within 
1,400m of two Employment Sites (albeit one of these is 

designated as reasonable alternative housing site - 

WE100 – in this round of SA). Whilst there is a road over 

the train line, there is no pedestrian provision, therefore a 

minor significant positive effect is therefore expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

six bus stops on routes providing a six day a week 

service. A significant positive effect is therefore expected.  

Not required.  

4.4 Protect and 

enhance open 

space and 

landscape 
character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 

this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 
providing new green infrastructure, 

required as a result of their 

proposals. 

--? 

Landscape character: The site is assessed as having a 

moderate-high landscape sensitivity and therefore could 

have a significant negative effect on landscape character.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

0 

Previously Developed Land: This site was identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement 

pattern (Local Purpose) and a partial contribution to 

preventing neighbourhood towns from merging (Green 

Belt Purpose 2); therefore this site is assumed to have a 

minor negative effect against this specific issue.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense 

of place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of nine Grade II 

Listed Buildings; therefore, a minor negative effect is 

expected although this is uncertain as the actual effects 

on historic assets will depend on the exact siting, scale 

and type of development and opportunities which may 

exist to enhance the setting of heritage features, or 

protect their settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into 

account the 

impacts of climate 

change? 

--? 

The site is directly adjacent to Mardley Heath LWS and 

LNR; therefore, an uncertain significant negative effect is 

assumed for this site. The uncertainty is also assigned 

given that the site is on more than 25% of greenfield land 

which could result in the loss of undesignated biodiversity 

interests. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

SP 10: Sustainable design and 

construction- water sensitive 
design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 
sustainable use of 

previously 

developed land 
 

- 

The site is mostly within Grade 3 agricultural and 

greenfield land, and as such a minor negative effect is 

expected. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 69 

homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 69 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 

for 69 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 
M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent) . A significant positive effect is 

therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

 

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required. 

 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of  local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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51-53 London Road WE100 

 
Site – 51-53 

London Road 

WE1

00 

Potential 

Capacity 

34 Policy SADM27: Woolmer 

Green 

General Development 

Management Policies 

 

SA Objective Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

 The site is within straight line walking distance of several 

types of community facilities including: 

- Within 720m: Convenience Store and Marshalls 

Fuel and Shop. 

- Within 1,400m: Woolmer Green Recreation 

Ground, St. Michael’s Primary School, Oaklands 

Primary School and one Employment Site to the 

north. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development promotes the 

increased supply of housing and 
contributes to the reduction of social 

and health inequalities.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in 
flood risk to people 

or property, taking 

into account 

climate change?  

0 

The site is not within Flood Zones 2 or 3 and does not 

contain flood storage areas; therefore a negligible effect is 

expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting 
text-some allocations will be need to 

consider fluvial and surface water 

flood risk, albeit of limited extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is within 

walking distance (1,400m) of one Employment Site. A 

significant positive effect is expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

nine bus stops on a route providing a six day a week 

service. A significant positive effect is therefore expected.  

Not required. 

4.3 Avoid and 

reduce air pollution ++ 

Proximity to employment and services: This site is within 

1,400m of one Employment Site. A significant positive 

effect is therefore expected.  

Not required 

++ 

Proximity to transport services: This site is within 400m of 

nine bus stops on a route providing a six day a week 

service. A significant positive effect is therefore expected.  

Not required.  

4.4 Protect and 

enhance open 
space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site is located within 

existing open space and therefore for this specific issue, 
this site is assumed to have a negligible effect on open 

space.  

Not required, but SP 13: 

Infrastructure Delivery- 
Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their 

proposals. 

? 

Landscape character: Although the site is in an urban 

area, effects on landscape character will depend on 

factors relating to the specific siting, layout and design of 

the new development. An uncertain effect is therefore 

expected.  

SP9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, 

local distinctiveness, wider 

townscape and landscape. 

++? 

Previously Developed Land: This is an urban site on 

previously developed land and therefore would have a 
significant positive effect although this is uncertain and 

will be dependent on the appropriateness of the design of 

the future development.  

Not required  

0 

Retaining local distinctiveness: The site is not within the 

Green Belt and therefore is assumed to have a negligible 

effect on retaining local distinctiveness.  

Not required but SP9: Place 

making and high quality design- 

Proposals should relate well to their 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

surroundings, local distinctiveness, 

wider townscape and landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, 

and their settings? 

-? 

This site is between 250m and 1km of eight Grade II 

Listed Buildings; therefore, a minor negative effect is 

expected although this is uncertain as the actual effects 

on historic assets will depend on the exact siting, scale 

and type of development and opportunities which may 

exist to enhance the setting of heritage features, or 

protect their settings through screening.  

SP1: Delivering Sustainable 

Development- heritage assets 

should be protected and enhanced. 

SADM 15: Heritage – proposals 

should sustain and enhance heritage 

assets and respect the character, 

appearance and setting of the asset 

in terms of design, scale, materials 

and impact on key views. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-? 

The site is between 250m and 500m of Mardley Heath 

LWS and LNR; therefore, an uncertain minor negative 

effect is assumed for this site.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 16: Ecology and 

Landscape- Conserve and enhance 

the borough's natural and historic 

landscape. 

4.8 Avoid water 

pollution 

 0 

The site is not within the inner or outer source protection 

zones, therefore a negligible effect is expected.  

SP 10: Sustainable design and 
construction- water sensitive 

design principles should be 

integrated into development 

proposals to sustainably address 

water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 
and maximise the 

sustainable use of 

previously 

developed land 

  

+? 

The site is on brownfield land and as such a minor positive 

effect is expected although this is uncertain at this stage 

until more information is known about the potential for 

the brownfield land to support habitats and species of 

biodiversity importance.  

Not required. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 34 

homes which is less than 1% of the Borough’s housing 

target (15,200) and therefore is assumed to have a 

negligible effect. 

SP1 Delivering Sustainable 

Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 34 

homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. A significant 

positive effect is therefore expected.  

Not required. 

++ 

Dwellings for older people: The site provides the capacity 
for 34 homes and therefore it is assumed the site would 

include 20% of dwelling to meet Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent) . A significant positive effect is 

therefore expected.  

Not Required. 

Long-term Objective 6: A Thriving Economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy?  

-- 

This site is located completely within an existing 

Employment Site and therefore would have a significant 

negative effect on this objective should this opportunity 

for employment development be lost. 

 

SADM 10 Employment 

Development – proposals that 

would result in a loss of land from 

Class B uses to another use, whether 

in a designated employment area or 

not, will only be permitted where the 

proposed use is compatible with 
neighbouring land uses and would 

not prejudice the continued use of 

neighbouring land for employment. 

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden 

City and Hatfield 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centres and 

therefore a negligible effect is expected.  

Not required. 
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SA Objective Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

town retail 

centres? 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore a 

negligible effect is expected. 

Not required. 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of  local education facilities; therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required. 
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Creswick HS2 /WGC1 
 

Site - Creswick HS2 / 

WGC1 

Potential 

Capacity 

300 dwellings  Policy SADM 21: Housing 

allocations in Welwyn 

Garden City 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, 

and in 
particular 

improve the 

health of those 

living in 

communities 

characterised 

by relatively 

poor health? 

 
1.2 …lead to 

improved health for 

all? 

+ 

The site is within straight line walking distance of 

several types of community facility including: 

• Within 720m: Spring House Medical Centre, local 

newsagents and post office, Andersons Family 
Bakers, Londis Supermarket. 

 

• Within 1,400m: Playgrounds, Chequers Woodhall 

Park, Howlands Green Fingers, Howicks Green and 

Howlands/Ascots Lane Junction Amenity Green 

Space, Hatfield Cricket Club, Commonswood 

Nursery, Commonswood JMI School, Hall Grove 

Community Pre-School at Ludwick Community 

Centre, Creswick Primary and Nursery School, 
Creswick Children’s Centre, Our Lady RC Primary 

School, Woodhall Pre-school and Nursery, The 

Ryde School, Commonswood Nursery, 

Commonswood JMI School, QEII Hospital and 

Great North Road and Burrowfields Employment 

Sites. 

 

The Burrowfields Employment Site is located to the 

west of the train line and while there is access via the 

A1000 and Mount Pleasant Lane, it may be less 
accessible to new residents travelling on foot / cycle. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally. Overall, a 

minor positive effect is expected as new residents 

would have access to a range of existing services. 

Not required, but SP 1: Sustainable 

Development- promotes the increased 

supply of housing and contributes to 

the reduction of social and health 
inequalities. 

SADM 21- proposal would need to 

consider easements to the public rights 

of way 

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 
property, taking 

into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed 

to have a negligible effect upon this SA objective.  

Not required but SADM 21- promote 

sustainable urban drainage to address 

possibility of surface water flooding. 
 

SADM 14: Flood Risk and Surface 

Water Management- incorporate 

suitable source control measures at the 

building and plot-level. 

 

Supporting text-some allocations will 

be need to consider fluvial and surface 

water flood risk, albeit of limited 
extent. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 
++ 

Proximity to employment and services: This site is 

within walking distance of two Employment Areas and 

therefore a significant positive effect is expected. It 

should be noted that the Burrowfields Employment Site 

is located to the west of the train line and while there is 

access via the A1000 and Mount Pleasant Lane, it may 

be less accessible to new residents travelling on foot / 
cycle. 

Not required.  

++ 

Proximity to transport services: This site is within 
400m of seven bus stops in Howlands, one bus stop at 

The QEII Hospital, one bus stop at Chequers park and 

one bus stop on Hollybush Lane. This is likely to 

encourage the use of sustainable transport modes and a 

significant positive effect is expected. 

Not required, but SADM 21- proposal 
would need to consider easements to 

the public rights of way. 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: As this site 

is within 1,400m of an Employment Area and therefore 

a significant positive effect is expected. It should be 

noted that the Burrowfields Employment Site is located 

to the west of the train line and while there is access 

via the A1000 and Mount Pleasant Lane, it may be less 
accessible to new residents travelling on foot / cycle. 

Not required 

++ 
Proximity to transport services: As this site is within 
400m of bus stops providing a six day a week service, a 

significant positive effect is expected. 

Not required, but SADM 21- proposal 
would need to consider easements to 

the public rights of way. 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

4.4 Protect and 

enhance open 

space and 

landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect. 

Not required 

-? 

Landscape character: Most of this site was assessed 

as having low- moderate landscape sensitivity and 

therefore could have a minor negative effect on 

landscape character.  

SP9: Place making and high quality 

design - Proposals should relate well 

to their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect. 

Not required, but SADM 21- identifies 

the need to clear electricity lines and 

pylons. 

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

limited to no contribution to maintaining the existing 
settlement pattern (Local Purpose), but a partial score 

was given in relation to the site’s contribution to 

preventing neighbouring towns from merging (Green 

Belt Purpose 2); therefore this site is assumed to have 

a minor negative effect against this specific issue. 

 

SP9: Place making and high quality 

design - Proposals should relate well 

to their surroundings, local 
distinctiveness, wider townscape and 

landscape. 

 

Proposals should be of an appropriate 

density that combines the efficient use 

of land, high quality design and respect 

for the character and context. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 
place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 
0 

While there are no cultural heritage assets adjacent to 

the site, it is between 250 m and 1km of The Beehive 

Conservation Area and the Listed Beehive Public House. 

However, the site is located on the edge of an existing 
built up community at Hatfield Hyde, which should 

provide screening to this site. The site is also between 

250 m and 1 km from Hatfield House Registered Park 

and Garden, although again this will be screened by a 

670m wide field between Ascot and Hatfield Road, 

which includes shrubbery, a golf course and sewage 

works. 

Woodhall Farm Cottage South of Farmhouse, the 

Cottage (west of Chequers A1000) and Bush Hall Hotel 
are between 250 m and 1 km of the site. These are 

separated from the site by Creswick Plantation and the 

A1000 (Chequers) which is lined with trees and 

Shrubbery, which should screen these Listed Buildings 

from the proposed site. Therefore, although there is a 

potential for an uncertain minor negative effect, it is 

likely that given the local setting, the effect is likely to 

be negligible. 

 

Not required but SP1: Delivering 

Sustainable Development- heritage 

assets should be protected and 

enhanced. 
 

SP 15: The Historic Environment of 

Welwyn Garden City- Proposals for 

new development should protect, 

conserve and where appropriate 

enhance its heritage assets. 

Proposals of between 100 to 499 

dwellings will be required to 

demonstrate how consideration of the 
historic character and significance has 

been taken into account. 

4.6 Protect and 

enhance 
biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

Creswick Plantation and The Commons Local Wildlife 

Sites are within 250m of the site. Therefore an 
uncertain significant negative effect is assumed for this 

site. The site is also entirely greenfield land. 

SADM 21- Ecological impacts would 

need to be mitigated and include a 
buffer zone around the wildlife site. 

 

SP 10: Sustainable design and 

construction- Existing habitat should 

be incorporated into the design with 

sound ecological principles. 

 

SP 11: Protection and 

enhancement of critical 

environmental assets- 
Appropriate protection, enhancement 

and management of ecological assets. 

Development should secure positive 

improvements to and conservation of 

ecological assets. 

 

SADM 16: Ecology and Landscape- 

Protect and enhance biodiversity, and 

the integrity of ecological networks. 

4.8 Avoid water 

pollution 

-? 

The site is located within an outer impact zone. 

Therefore is it is assessed as having a minor effect on 
this SA objective but with uncertainty with regards to 

construction activities and proposed mitigation. 

SADM 21 identifies Wastewater 

infrastructure upgrades for this site. 
 

SP 10: Sustainable design and 

construction- water sensitive design 

principles should be integrated into 

development proposals to sustainably 

address water supply, consumption 

and quality 

4.10 Promote 

conservation and 

sustainable use of 

productive 
agricultural land 

and maximise the 

sustainable use of 

- 

Between 10-25% of the site is designated as grade 2 

agricultural land according to the agricultural land 

classification. The site is also entirely greenfield and 

therefore a minor negative effect is assumed. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 
land. 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

previously 

developed land 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

+ 

Amount of housing: The site provides capacity for 

300 homes which is between 1-5% of the Borough’s 

housing target and therefore is assumed to have a 

minor positive effect. 

Not required but SP1 Delivering 

Sustainable Development 

requires new development to 

contribute to the creation of mixed and 

sustainable  communities. 

++ 

Affordable housing: The site provides the capacity for 

300 homes and therefore it is assumed the site would 
accommodate 30% affordable dwellings. 

Not required 

++ 

Dwellings for older people: The site provides the 
capacity for 300 homes and therefore it is assumed the 

site would include 20% of dwellings meeting Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings'. 

Not required 

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location and 

quality of business 

and employment 
sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective. 

Not required 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 
retail centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore it is likely to have a negligible effect upon this 

SA objective. 

Not required 

6.5 Avoid 
sterilisation of 

mineral resources 

0 
According to the Minerals Local Plan 2007 the site is not 
within a preferred area for mineral extraction. 

Not required 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of several education establishments and therefore a 

potential significant positive effect may occur because it 

could be easier and more resource/cost efficient to 

expand those existing facilities to accommodate new 

residents as required, rather than building new schools 

to serve the new residents. 

SADM 22- proposal would need to 

consider easements to the public rights 

of way. 
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NE of Welwyn Garden City WGC4(a)  
 

Site – NE of Welwyn 

Garden City  

WGC4(a) Potential 

Capacity 

75 dwellings  Policy General Development 

Management Policies  
 

 

SA Objective 

Likely 

Effects 

Commentary Mitigation 

recommendations 

(focussing on 

significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 
inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health?  

1.2 …lead to 
improved health for 

all?  

+ 

The site is within straight line walking distance of several types of 

community facility including:  
- Within 720m: Boots Local Pharmacy, Moors Walk Surgery, Lidl and 

Tesco supermarkets, Simmons Bakers and Martins Newsagents / post 

office.  

- Within 1,400m: Welwyn Garden City Industrial Area, Moneyhole 

Lane Playing Fields, Welwyn Garden City Football and Social Club, 

playgrounds including Little Hardings, The Widford Sites and Amwell 

Common. Other facilities include Hardings Pre-School and Watchlytes 

JMI School and Nursery, Springmead and Panshanger Primary 

Schools and Sir Frederic Osborn Secondary School.  
 

As this would be a strategic allocation, development of the site would 

also be required to provide a new convenience store with positive 

effects for residents of the site and immediate vicinity.  

The site is not within an area classified as being within 20% of the 

most deprived areas nationally.  

Overall, a minor positive effect is expected as new residents would 

have access to a range of existing services.  

SP 1: Sustainable 

Development- promotes 
the increased supply of 

housing and contributes 

to the reduction of social 

and health inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change?  

0 

The site is not within flood zones 2 or 3 and does not include a flood 

storage area and therefore is assumed to have a negligible effect 

upon this SA objective.  

Not required but SADM 

14: Flood Risk and 

Surface Water 

Management 

Supporting text-some 

allocations will need to 

consider fluvial and 

surface water flood risk, 

albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is within walking 

distance (1,400m) of an employment site and therefore a significant 

positive effect is expected. As this is a strategic allocation, 

development of the site would also be required to provide a new 

convenience store with positive effects for this objective.  

Not required  

++ 

Proximity to transport services: This site is within 400m of 

several bus stops on a route providing a six day a week service, 

including two located on Lysander Way, two on Shackleton Way and 

two on Bericot Way. This is likely to encourage the use of sustainable 

transport modes and a significant positive effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is within walking 

distance of an employment site at Welwyn Garden City Industrial 
Area and therefore a significant positive effect is expected. As this is 

a strategic allocation, development of the site would also be required 

to provide a new convenience store with positive effects for this 

objective.  

Not required  

++ 

Proximity to transport services: As this site is within 400m of bus 

stops providing a six day a week service and a significant positive 

effect is expected.  

Not required  

4.4 Protect and 

enhance open 

space and 

landscape 

character, retaining 

local 
distinctiveness? 

--? 

Open Space: The site is located within Panshanger Aerodrome (a 

former air sports facility). Although the Aerodrome closed in 2014, 

this facility and its open character are important to the community 

and would be permanently lost as a result of development of this site 

and therefore this site is assumed to have a significant negative 

effect on open space and the sport/recreational service this provides.  

SP 13: Infrastructure 

Delivery- Developers 

will be required to 

contribute to the 

reasonable costs of 

providing new green 
infrastructure, required 

as a result of their 

proposals.  

SP 9: Place making 

and high quality 

design- provide an 

appropriate amount of 

public open space  

-? 

Landscape character: This site was assessed as having a moderate 

landscape sensitivity and therefore could have a minor negative 

effect on landscape character.  

SP9: Place making and 

high quality design- 

Proposals should relate 
well to their 
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SA Objective 

Likely 

Effects 

Commentary Mitigation 
recommendations 

(focussing on 

significant adverse 

effects) 

surroundings, local 

distinctiveness, wider 

townscape and 

landscape.  

+? 

Previously Developed Land: This site was identified as partly 

Previously Developed Land and therefore would have a significant 

positive effect with uncertainty relating to the appropriateness of the 

design of the development.  

Not required  

- 

Retaining local distinctiveness: The WHBC Green Belt Study 

Stage 3 (2019) scored the site as having a limited to no contribution 
to maintaining the existing settlement pattern (Local Purpose), but a 

partial score was given in relation to the site’s contribution to 

preventing neighbouring towns from merging (Green Belt Purpose 2); 

therefore this site is assumed to have a minor negative effect against 

this specific issue.  

SP9: Place making and 

high quality design- 
Proposals should relate 

well to their 

surroundings, local 

distinctiveness, wider 

townscape and 

landscape.  

Conserve and enhance 

the borough's natural 

and historic landscape 

and sit comfortably 
within the wider 

landscape setting. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, and 

their settings? 

--? 

This site is within 250m of a number of heritage assets, including 

Panshanger Registered Park and Garden, and the Listed Buildings; 

Barn south west of Warrengate Farm House and Warrengate Farm 

House.  In addition, the barn north east of bridge over River Mimram, 

stable building south west of Tewinbury Farm House, Tewinbury Farm 

House, Barn and Former Wheel House, west south west of Tewinbury 

Farm House, Beit and Grimston Memorial in East Hertfordshire 

District are all within 250m to 1km of this site, and it is likely there 

will be interversibility between these assets and the proposed site.  
Tewin Registered Park and Garden is separated from the site by a 

number of residential roads (Herns Lane and Hertford and Churchfield 

Roads) and a golf course, which are likely to provide screening, which 

will result in a negligible effect on the Registered Park.  

Therefore, overall, this site has the potential for an uncertain 

significant negative effects.  

SP1: Delivering 

Sustainable 

Development- heritage 

assets should be 

protected and enhanced 

including the setting of 

the Registered Park and 

Garden and listed 

buildings.  
SP 15: The Historic 

Environment of 

Welwyn Garden City- 

Proposals for new 

development should 

protect, conserve and 

where appropriate 

enhance its heritage 

assets.  

4.6 Protect and 

enhance 
biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

Tewinbury Site of Special Scientific Interest in East Hertfordshire 

District is within 500m of the site. In addition, Birchall Wood Ancient 
Woodland is within 250m of the site. Therefore an uncertain 

significant negative effect is assumed for this site.  

SP 10: Sustainable 

design and 
construction- Existing 

habitat should be 

incorporated into the 

design with sound 

ecological principles.  

SP 11: Protection and 

enhancement of 

critical environmental 

assets- Appropriate 
protection, enhancement 

and management of 

ecological assets.  

Development should 

secure positive 

improvements to and 

conservation of ecological 

assets.  

SADM 16: Ecology and 

Landscape- Protect and 
enhance biodiversity, and 

the integrity of ecological 

networks.  

4.8 Avoid water 

pollution 

-? 

This site is within the outer impact zone and therefore is assessed as 

having a minor adverse effect on this SA objective, but with 

uncertainty.  

SP 10: Sustainable 

design and 

construction- water 

sensitive design 

principles should be 

integrated into 

development proposals to 

sustainably address 
water supply, 

consumption and quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

+? 

The site is classified as non-agricultural land, but is partly previously 

developed land and therefore an uncertain minor positive is assumed.  

Not required  
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SA Objective 

Likely 

Effects 

Commentary Mitigation 
recommendations 

(focussing on 

significant adverse 

effects) 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

Long-term Objective 5: Decent Housing 

5.1 Provide the 
right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 75 homes which 
is less than 1% of the Borough’s housing target and therefore is 

assumed to have a negligible effect.  

Not required but SP1 
Delivering Sustainable 

Development requires 

new development to 

contribute to the creation 

of mixed and sustainable 

communities.  

++ 

Affordable housing: The site provides the capacity for 75 homes 

and therefore it is assumed the site would accommodate 30% 

affordable dwellings.  

Not Required  

++ 

Dwellings for older people: The site provides the capacity for 75 

homes and therefore it is assumed the site would include 20% of 

market dwellings meeting Building Regulations Part M4(2) standards 
for 'accessible and adaptable dwellings'.  

Not Required  

Long-term Objective 6: A thriving economy 

6.1 Ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 
and greener 

economy?  

? 

This site is not located within an Employment Area and therefore 

would have a negligible effect on this objective.  However, there were 

c. 43 jobs related to airfield prior to its closure in 2014, some of 

which may be replaced in a future development (e.g. cafe/ 

community use) but it is unlikely that the specific types of airfield 

jobs will be replaced within the Borough.  However this is unknown at 

this time, therefore an uncertain score has been recorded. 

Not required  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres?  

0 

This site is not within walking distance (1,400m) of Welwyn Garden 

City Town Centre and therefore it is likely to have a negligible effect.  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources  

0 

According to the Minerals Local Plan 2007 the site is not within a 

preferred area for mineral extraction.  

Not Required  

6.6 Provide access 

to training, skills 

development and 
lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) of local 

education facilities and therefore a potential significant positive effect 

may occur because it could be easier and more resource/cost efficient 
to expand those existing facilities to accommodate new residents as 

required, rather than building new schools to serve the new 

residents. 

Not Required  
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SE of Welwyn Garden City (Birchall Garden Suburb) SDS2/ WGC5 
 

Site - South east of 

Welwyn Garden City–  

SDS2/ 

WGC5 

 

Potential 

Capacity 

1,300 dwellings Policy SADM 21: Housing 

allocations in 

Welwyn Garden 

City 
SP 19- South east of 

Welwyn Garden City 

(SDS2) 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced 

health 

inequalities, 
and in 

particular 

improve the 

health of 

those living in 

communities 

characterised 

by relatively 

poor health? 

 
1.2 …lead to 

improved health for 

all? 

+ 

The site is within straight line walking distance of 

several types of community facility including: 

- Within 720m: Hall Grove Surgery and Pharmacy and 

the Co-op. 
- Within 1,400m:Welwyn Garden City Industrial Area, 

The Beehive Dental Practice, Spring House Medical 

Centre, QEII Hospital, Hollybush Surgery, Woodhall 

Library, Newsagents, Londis Supermarket, Ludwick 

Arms and The Beehive Public Houses, Hall Grove 

Community Playgroup, King George V Playing Field, 

Howlands House Howlands and Cole Green Fingers, 

Howicks Green and Howlands/Ascots Lane Junction 

Amenity Green Spaces, Hall Grove Community Pre-

School at Ludwick Community Centre, Commonswood 
Nursery, Commonswood JMI School, Swallow Dell 

Primary School, Watchlytes JMI and Nursery School and 

Sir Frederic Osborn Secondary School 

As this is a strategic allocation, development of the site 

would also be required to provide a new convenience 

store with positive effects for residents of the site and 

immediate vicinity. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally. 
Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services. 

SP 1: Sustainable Development- 

promotes the increased supply 

of housing and contributes to 

the reduction of social and 
health inequalities. 

SP 19- includes provision for: 

• Neighbourhood centre in the 

East Herts, smaller centre in 
Welwyn Hatfield and a new 

employment area. 

Other community facilities will include 

healthcare, education (early years, 

primary and secondary, with 

associated community facilities). 

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account 
climate change? 

0 

Less than 5% of the site is within flood zones 2 or 3 and 

does not include a flood storage area and therefore is 

assumed to have a negligible effect upon this SA 

objective. 

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will be need to 

consider fluvial and surface water flood 

risk, albeit of limited extent. 
SP19- Sustainable drainage and 

provision for flood mitigation 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? ++ 

Proximity to employment and services:  

This site is within walking distance of Welwyn Garden 

City Industrial Area employment site and therefore a 

significant positive effect is expected. As this is a 

strategic allocation, development of the site would also 

be required to provide a new convenience store with 
positive effects for this objective  

Not required.  

++ 

Proximity to transport services:  
This site is within 400m of six bus stops on a route 

providing a six day a week service, including two on 

Hertford Road and four on Howlands. This is likely to 

encourage the use of sustainable transport modes and a 

significant positive effect is expected.  

 

SP 19- includes provision for:  
• Improvement of pedestrian links, 

cycle paths, passenger transport 

and community transport 

Improved access arrangements, 

including mitigation against the effects 

of the A414 in Hertford, the B195 and 

the A1(M).  

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services:  

This site is within walking distance of an employment 

sites and therefore a significant positive effect is 

expected. As this is a strategic allocation, development 
of the site would also be required to provide a new 

convenience store with positive effects for this objective. 

Not required 

++ 

Proximity to transport services:  

As this site is within 400m of bus stops providing a six 

day a week service and a significant positive effect is 

expected.  

Not required but SP 19- includes 

provision for:  

• Improvement of pedestrian links, 

cycle paths, passenger transport 

and community transport  

 

Improved access arrangements, 

including mitigation against the effects 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

of the A414 in Hertford, the B195 and 

the A1(M). . 

4.4 Protect and 

enhance open 

space and 

landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space:  

Less than 5% is located within existing open space and 

therefore for this specific issue, this site is assumed to 

have a negligible effect on open space.  

 

Not required, but SP19 promotes 

upgraded routes for walkers and 

cyclists, along the Lea Valley Path and 

Cole Green Way. 

-? 

Landscape character:  

The majority of this site was assessed as having 

moderate landscape sensitivity and therefore could have 

a minor negative effect on landscape character.  

 
 

SP9: Place making and high quality 

design - Proposals should relate well 

to their surroundings, local 

distinctiveness, wider townscape and 

landscape. 
SP19-new formal and informal open 

space should include a strategic green 

infrastructure corridor from St Albans 

through to Hertford. 

SP19-incorporate guidance from the 

joint Masterplan. 

0 

Previously Developed Land:  

This site was identified as a greenfield site and therefore 

would have a negligible effect.  

Not required 

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

limited to no contribution to maintaining the existing 

settlement pattern (Local Purpose), but a partial score 
was given in relation to the site’s contribution to 

preventing neighbouring towns from merging (Green 

Belt Purpose 2); therefore this site is assumed to have a 

minor negative effect against this specific issue. 

SP9: Place making and high quality 

design - Proposals should relate well 

to their surroundings, local 

distinctiveness, wider townscape and 
landscape. 

Conserve and enhance the borough's 

natural and historic landscape and sit 

comfortably within the wider landscape 

setting. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 
historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

--? 

The site is adjacent to Holwellhyde Farmhouse Listed 

Building therefore a potential for a significant negative 

effect on the setting of this asset has been identified.  

 

This site is also between 250m and 1km of the Beehive 

Conservation Area, which includes Listed Buildings. 
Although the Conservation Area and the Listed Buildings 

within it, are in an existing settlement at Hatfield Hyde 

and therefore likely to be screened from the proposed 

development site. Similarly the other Listed Building 

nearby at Holwell Court will also be screened from the 

site by the A414 Hatfield Road, fields, trees and 

shrubbery and therefore the likely effect upon these 

specific assets will be negligible.  

SP19-protection and enhancement of 

heritage assets. 

Not required but SP1: Delivering 

Sustainable Development- heritage 

assets should be protected and 

enhanced. 
 

SP 15: The Historic Environment of 

Welwyn Garden City- Proposals for 

new development should protect, 

conserve and where appropriate 

enhance its heritage assets. 

4.6 Protect and 

enhance 

biodiversity and 
geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

The site is adjacent to the Commons Local Wildlife Site 

and Local Nature Reserve designated sites. Therefore, 

an uncertain significant negative effect is assumed for 
this site.  

 

SP 11: Protection and 

enhancement of critical 

environmental assets- 
Appropriate protection, enhancement 

and management of ecological assets.. 

4.8 Avoid water 

pollution 

-? 

The majority of the site (approximately 80%) is within 

the outer impact zone with a small proportion in the 

inner impact zone and the remainder outsider of any 

catchment area and therefore could have an uncertain 

minor negative effect on this SA objective.  

 

SP 10: Sustainable design and 

construction- water sensitive design 

principles should be integrated into 

development proposals to sustainably 

address water supply, consumption 

and quality. 

4.10 Promote 

conservation and 

sustainable use of 
productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The majority of the site (approximately 90%) is within 

non-agricultural land with the remainder located within 

urban land according to the agricultural land 
classification, but as this site is greenfield land it is 

assumed to have a minor negative effect for this 

objective.  

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 
best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 
needs? 

++ 

Amount of housing:  

The site provides capacity for 1,300 homes which is 

greater than 5% of the Borough’s housing target and 

therefore is assumed to have a significant positive 

effect.  
 

Not required but SP1 Delivering 

Sustainable Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities. 
SP19:- A wide mix of housing types, 

sizes and tenures including 11  Gypsy 

and Traveller pitches  

++ 

Affordable housing: The site provides the capacity for 

1,300 homes and therefore it is assumed the site would 

accommodate 30% affordable dwellings. 

Not required 

++ 
Dwellings for older people:  Not required but SP 19- includes 

housing for older people.  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

The site provides the capacity for 1,300 homes and 

therefore it is assumed the site would include 20% of 

market dwellings meeting Building Regulations Part 

M4(2) standards for 'accessible and adaptable 

dwellings'.  

 

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location 

and quality of 
business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  
 

Not required but SP 19- incorporates a 

new employment area and the 

allocated AS008 for waste 
management facilities in the 

Hertfordshire Waste Site Allocations 

Document, (July 2014)  

 

Also refers to integrated 

communications infrastructure to 

support the local economy.  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 
City and Hatfield 

town retail centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore a negligible effect is expected.  

Not required, but improvement of 

pedestrian links, cycle paths, 

passenger transport and community 

transport 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore 

a negligible effect is expected.  

Not required 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an 

uncertain significant positive effect may occur because it 

could be easier and more resource/cost efficient to 

expand those existing facilities to accommodate new 

residents as required, rather than building new schools 

to serve the new residents.  

Not required but SP 19- includes 

provision for other community facilities 

including education (early years, 

primary and secondary, with 

associated community facilities). 
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North West Hatfield SDS5 / Hat 1 & Hat 13 

Site - North West 

of Hatfield  

SDS5 

/ 

Hat1 

& 

Hat13 

Potential 

Capacity 

1,750 dwellings 

and 15 pitches and 

13,900sqm of 

employment space 

Policy  SP 22: North West 

Hatfield (SDS5) 

SADM 26: New dwellings 

in Hatfield 

SP 5: Quantity and 

location of retail 

development 
SP 7: Type and Mix of 

Housing 

Policy SP 14: New 

Schools 

 
SA Objective Likely  

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 
effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 
characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within a straight line walking distance of 

several types of community facility including: 

- Within 720m: Newsagents.  

- Within 1,400m: Mulberry Mead playground, 

Recreation Ground, Green Lanes JMI School,  

Rainbow Day Nursery, Howe Dell Primary 

School, and Bishop Square and Hatfield 
Business Park Employment sites.   

- Other community and leisure facilities within 

1,400m include Comet Way and Manor Road 

Shops Amenity Open Space, Birchwood 

Nursery School, Birchwood Avenue Primary 

School and the Employment Sites at Great 

North Road and Fiddlebridge Lane Employment 

Site.  However these are located to the east of 

the A1001 (Comet Way) and Hatfield Tunnel 

and will be accessible to new residents 
travelling on foot / cycle via a footpath and 

Bridge at Green Lanes. 

As this is a strategic allocation, development of the site 

would also be required to provide a new neighbourhood 

centre, a secondary and primary school with positive 

effects for residents of the site and immediate vicinity. 

 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  
 

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services. 

Not required but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities. 

SP 22: proposal will incorporate:  

• A new neighbourhood centre and 
health and leisure facilities (also 

SP 5). 

• A 4 form entry primary school and 

a new secondary school and 

associated playing field facilities 

east of Green Lanes.  These 

should include community space 

(also SP   14). 

• Improvement of pedestrian links, 

cycle paths, passenger transport 
and community transport 

• Formal and informal open spaces 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 
into account 

climate change?   

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective.  

Not required but SADM 14: Flood 

Risk and Surface Water 

Management Supporting text-some 

allocations will need to consider fluvial 
and surface water flood risk, albeit of 

limited extent. 

SP22- Sustainable drainage and 

provision for flood mitigation 

Long-term objective 4: Improving the environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? ++ 

Proximity to employment and services: This site is within 

walking distance of three Major Employment Areas which 

can help to minimise travel distances and car use related 

greenhouse gases.  As this is a strategic allocation, 

development of the site would also be required to 
provide a new neighbourhood centre with positive effects 

for this objective.  

Not required, but SP 22- includes a 

new neighbourhood and employment 

area. 

++ 

Proximity to transport services: This site is within 400m 

of three stops on Hatfield Avenue, one bus stop on 

Astwick Avenue and three stops on Campion Road.  This 

is likely to encourage the use of sustainable transport 

modes and a significant positive effect is expected. 

Not required, but SP 22- states the 

proposal will incorporate Sustainable 

transport measures and access to the 

strategic highway including mitigation 

on Coopers Green Lane, Green Lanes, 

the A1001 and locations at or around 

Junction 4 of the A1(M). 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is within 

1,400m of three Major Employment Areas and a 

significant positive effect is expected.  As this is a 
strategic allocation, development of the site would also 

be required to provide a new neighbourhood centre with 

positive effects for this objective. 

Not required, but SP 22- includes new 

neighbourhood and employment area. 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

++ 

Proximity to transport services: This site is within 400m 

of bus stops providing a six day a week service and a 

significant positive effect is expected. 

Not required, but SP 22- states the 

proposal will incorporate Sustainable 

transport measures and access to the 

strategic highway including mitigation 

on Coopers Green Lane, Green Lanes, 

the A1001 and locations at or around 

Junction 4 of the A1(M). 

4.4 Protect and 

enhance open 

space and 

landscape 
character, 

retaining local 

distinctiveness? 
0 

Open Space: The site is not located within existing open 

space and therefore for this specific issue, this site is 

assumed to have a negligible effect. 

Not required but SP 13: 

Infrastructure Delivery - Developers 

will be required to contribute to the 

reasonable costs of providing new 
green infrastructure, required as a 

result of their proposals. 

SP22-new formal and informal open 

space should include a strategic green 

infrastructure corridor from St Albans 

through to Hertford. 

SP 9: Place making and high 

quality design- provide an 

appropriate amount of public open 
space 

-? 

Landscape character: This site was assessed as having a 
low to moderate landscape sensitivity and therefore 

could have a minor negative effect on landscape 

character.   

SP9: Place making and high quality 
design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

SP22-Reference to the Masterplan 

design and layout principles 

Proposals to include landscaping and 

planting including a structural 

landscaping area on the northern edge 
in advance of any development to 

minimise its visual impact; 

0 

Previously Developed Land: Whilst the site was identified 

as a mixed Greenfield and Previously Developed Land 

site almost most all of the site is Greenfield, so a score 

of negligible is given in this instance.  

Not required 

-- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a limited 

or no contribution to maintaining the existing settlement 

pattern (Local Purpose) and scored as having a 

significant and partial contribution in relation to 

preventing neighbouring towns from merging (Green 

Belt Purpose 2); therefore this site is assumed to have a 
significant negative effect against this specific issue. 

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 
natural and historic landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 
their settings? 

--? 

The Old Cottage, Green Lanes (a listed building) is 

adjacent to the site.  Therefore, this site has the 

potential for a significant negative effect on the setting 

of this asset.  One Area of Archaeological Significance 

(AAS12) is also located within the site and development 

of the site could have minor negative effects on potential 

archaeological finds.  Overall, a significant negative 

effect is assumed. 

SP22- Protection and enhancement of 

heritage assets, in particular the 

setting of Old Cottage. 

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-? 

The site is between 250m and 500m of Furzefield Wood 

(near Hatfield) Local Wildlife Site and Stanborough 

Reedmarsh Local Nature Reserve/ Local Wildlife Site. It 

also contains a significant proportion (more than 25%) 

of greenfield land; therefore, an uncertain minor 

negative effect is assumed. 

SP22-new formal and informal open 

space should contribute to wider 

ecological networks including a 

strategic green infrastructure corridor 

from St Albans through to Hertford 

SP 10: Sustainable design and 

construction- Existing habitat should 

be incorporated into the design with 

sound ecological principles.   

SP 11: Protection and 
enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

Development should secure positive 

improvements to and conservation of 

ecological assets. 

SADM 16: Ecology and Landscape- 

Protect and enhance biodiversity, and 
the integrity of ecological networks. 

4.8 Avoid water 
pollution 

0 

The site is not located within an inner or outer impact 
zone, therefore is it is assessed as having a negligible 

effect on this SA objective. 

Not required but SP 10: Sustainable 
design and construction- water 

sensitive design principles should be 

integrated into development proposals 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

to sustainably address water supply, 

consumption and quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

-- 

A significant proportion of the site (more than 25%) is 

located within Grade 2 land according to the agricultural 

land classification. Other parts of the site are designated 

as Non-agricultural.  

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

++ 

Amount of housing: The site provides capacity for 1,750 

homes which is more than 5% of the Borough’s housing 

target and therefore is assumed to have a significant 

positive effect. 

 

The site also provides capacity for 15 pitches which is 

more than 5% of the Borough’s need and therefore is 

assumed to have a significant positive effect. 

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities. 

SP:22- A wide mix of housing types, 

sizes and tenures including 11-15  

Gypsy and Traveller pitches. 

++ 
Affordable housing: The site provides the capacity for 
1,750 homes and therefore it is assumed the site would 

accommodate 25% affordable dwellings. 

Not Required but SP:7 and 22- 
include a minimum of 25% of all units 

as affordable housing. 

++ 

Dwellings for older people: The site provides the capacity 

for 1,750 homes and therefore it is assumed the site 

would include 20% of market dwellings meeting Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent). 

Not Required but SP:22- include 

housing for older people. 

Long-term objective 6: A thriving economy 

6.1 Ensure the 

supply, location 

and quality of 
business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy? 

++ 

This site is not located within an Employment Area. 

However, the site is identified for mixed use including 

13,900 sqm of employment space and will therefore 
deliver more than 5% (6,900 sq m) of the required net 

increase of 138,000 sq m of employment space between 

2013 to 2032 according to the Economy Study Update 

(2015).  

Overall, a significant positive effect on this objective is 

considered likely.  

Not required, but SP 22 requires the 

development to incorporate a new 

employment area in accordance with a 
needs assessment.  

 

6.2 Encourage 

economic 

investment in 

those areas most 
in need of 

regeneration, in a 

way that will 

benefit those most 

in need of 

rewarding 

employment? 

+ 

The site is not within walking distance (1,400m) of an 

area within one of the 20% most deprived areas within 

the District, however it is within walking distance of an 

area within one of the 20-40% most deprived areas 
within the District. Therefore, a minor positive effect is 

expected.  

Not required 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 
City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centres and 

therefore is likely to have a negligible effect upon this SA 

objective.   

Not required, but improvement of 

pedestrian links, cycle paths, 

passenger transport and community 

transport. 
 

6.4 …sustain rural 

communities and 

their economies, 

small businesses 

and other rural 

diversification, 

while protecting 

rural character?  

0 

The site is located within Hatfield and is expected to 

have a negligible effect on this objective. 

Not required 

6.5 Avoid 

sterilisation of 
mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction. 

Not required 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 
++? 

The site is within straight line walking distance (1400 m) 

of several education establishments and therefore a 

potential significant positive effect may occur because it 

could be easier and more resource/cost efficient to 

expand those existing facilities rather than building new 

schools to serve new residents.  In addition, as this is a 

strategic allocation, development of the site would also 

be required to provide a new primary and secondary 

school with positive effects for residents of the site and 

immediate vicinity. 

Not required but SP 14 and 22- 

includes provision for other community 

facilities including education (early 

years, primary and secondary, with 

associated community facilities). 
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Land at Southway HS11 / Hat11 (scenario 1) 

Site - Land at 

Southway  

HS11 / 

Hat11 

(scenario 

1)  

Potential 

Capacity 

120 dwellings Policy  SADM 26: New 

dwellings in Hatfield 

 
SA Objective Likely  

Effects 

Commentary Mitigation recommendations (focussing 

on significant adverse effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 
communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 

types of community facility including: 

- Within 720m: Wrafton House Branch Surgery, 

Kean Pharmacy, Hodson Chemist, Martin’s 

Newsagents & Post Office, Bobs Family 

Butchers, One Stop, Happy Shopper Post 
Office, Londis, Newsagents, Butchers, Fresh 

Fruit and veg, Simmons Bakery. 

- Within 1,400m: Millwards Recreation Ground 

and Coppice Close playgrounds, Welham 

Green Playing Fields, Angerland Common, 

Bishops Rise/South Way AGS, De Havilland 

Primary School and Pre-school, De Havilland 

Childrens Centre, Five Oaks Playgroup, The 

Park Education Support Centre, Roe Hill Pre 
School, Oxlease Playgroup, Oak View Primary 

and Nursery School, Willowbrook Nursery and 

Traveller’s Lane Employment Site.  

It should be noted that some facilities are including 

Wrafton House Branch Surgery, Hodson Chemist, 

Martin’s Newsagents & Post Office, Bobs Family 

Butchers, One Stop and De Havilland Primary School and 

Pre-school are all to the north of A1001 South Way, but 

will be accessible to residents via local footpaths on 

Travellers Lane and the A1001 South Way. 
The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.   

Not required, but SADM 26- mitigate 

noise pollution from Southway. 

Southway road junction access 

upgrades. 

Easement of public rights of way 

SP 1: Sustainable Development- 
promotes the increased supply of 

housing and contributes to the 

reduction of social and health 

inequalities. 

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 
property, taking 

into account 

climate change?   

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will be need to 
consider fluvial and surface water flood 

risk, albeit of limited extent. 

Long-term objective 4: Improving the environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is within 

walking distance of an Employment Site which can help 

to minimise travel distances and car use related 

greenhouse gases. 

Not required 

++ 

Proximity to transport services: This site is within 400m 

of two bus stops on Bishop’s Rise, two bus stops on 

Travellers Lane, two bus stops on Southway and two bus 
stops at Angerland Park & Ride. This is likely to 

encourage the use of sustainable transport modes and a 

significant positive effect is expected. 

Not required, but SADM 26- mitigate 

noise pollution from Southway. 

Southway road junction access 
upgrades. 

Easement of public rights of way 

4.3 Avoid and 

reduce air pollution ++ 

Proximity to employment and services: This site is within 

1,400m of an Employment Site and a significant positive 

effect is expected. 

Not required 

++ 

Proximity to transport services: This site is within 400m 

of bus stops providing a six day a week service and a 

significant positive effect is expected. 

Not required, but SADM 26- mitigate 

noise pollution from Southway. 

Southway road junction access 

upgrades. 

Easement of public rights of way 

4.4 Protect and 

enhance open 

space and 
landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: The site is not located within existing open 

space and therefore for this specific issue, this site is 

assumed to have a negligible effect. 

Not required 

-? 

Landscape character: This site was assessed as having 
moderate landscape sensitivity and therefore could have 

a minor negative effect with uncertainty on landscape 

character.   

SP9: Place making and high quality 
design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

0 

Previously Developed Land: This site was identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required. 

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement 

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations (focussing 
on significant adverse effects) 

pattern (Local Purpose), and in relation to the site’s 
contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue. 

distinctiveness, wider townscape and 
landscape. 

Conserve and enhance the borough's 

natural and historic landscape and sit 

comfortably within the wider landscape 

setting. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 
historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

-? 

While there are no cultural heritage assets adjacent to 

the site, it is between 250m to 1km of Hatfield House 

Park and Gardens and seven listed buildings, including 

Church of St John the Evangelist, Highview, Hatfield.  

The site is also within 1km of the Grade II Listed The 

Grove which is within St. Albans District.  However, the 
Listed Church is in south Hatfield and surrounded by 

existing residential and commercial buildings.  

Furthermore the A1001 (Southway) is densely planted 

with trees and shrubbery, which limits any direct view 

between the existing settlement in South Hatfield and 

the proposed site to the south. Similarly, there is limited 

visibility between the site and the listed Grove Building 

located to the north west.  This is owing to trees and 

shrubbery on Southway and Bullen’s Green Woodland as 
well as the densely planted trees and shrubbery on the 

A1001 (Comet Way). 

Finally, in relation to Hatfield Registered Park and 

Garden, the proposed site is located on Southway and 

the eastern boundary is heavily planted around the 

commercial and industrial buildings, preventing views 

between the site and Travellers Lane.  Furthermore, 

there are a number of properties around Millwards and 

St Audreys Close, which are likely to provide direct 

screening between the proposed site and the Registered 
Park. 

Overall, there is a potential for an uncertain minor 

negative effect.  However, given the local setting, this 

may be further reduced.  

Not required but SP1: Delivering 

Sustainable Development and 

SADM15 Heritage - heritage assets 

should be protected and enhanced. 

 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

Southway - Southern Road Verge Local Wildlife Sites is 

adjacent to the site.  Therefore a significant effect is 

assumed for this site, however there is some uncertainty 

over the effect of this development upon this SA 

objective.  The entire site is also identified as greenfield 

land. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. 

SADM 26- Mitigate potential impacts 

on wildlife sites including Water End 
SSSI and site ecology. 

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer impact zone and 

therefore could have a negligible effect on this SA 

objective. 

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality. 

SADM 26- includes wastewater 

infrastructure upgrades 

4.10 Promote 

conservation and 

sustainable use of 
productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The majority of the site is designated as urban land 

according to the agricultural land classification, with a 

small proportion designated as grade 2 and 3 
agricultural land.  However, the entire site is classified as 

greenfield land therefore the effect is assumed to be 

minor negative. 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 
best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 
and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 120 

homes which is less than 1% of the Borough’s housing 
target and therefore is assumed to have a negligible 

effect. 

Not required but SP1 Delivering 

Sustainable Development requires 
new development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 

120 homes and therefore it is assumed the site would 

accommodate 25% affordable dwellings. 

Not required 

++ 

Dwellings for older people: The site provides the capacity 

for 120 homes and therefore it is assumed the site would 

include 20% of market dwellings meeting Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent). 

Not required 

Long-term objective 6: A thriving economy 

6.1 Ensure the 
supply, location 

and quality of 

business and 

employment sites 

0 

This site is not located within an Employment Area and 
therefore would have a negligible effect on this 

objective. 

Not required 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations (focussing 
on significant adverse effects) 

reflects the needs 
of local businesses 

and encourages a 

mixed and greener 

economy? 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centres and 

therefore is likely to have a negligible effect upon this SA 

objective.  

Not required 

6.5 Avoid 
sterilisation of 

mineral resources 

0 
According to the Minerals Local Plan 2007 the site is not 
within a preferred area for mineral extraction. 

Not required 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of several education establishments and therefore a 

potential significant positive effect may occur because it 

could be easier and more resource/cost efficient to 

expand those existing facilities rather than building new 

schools to serve new residents. 

Not required 
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Land west of Bramble Way (Road) HS13/ Hat19 (Scenario 1)  
 

Site - Land 

west of 

Bramble Road  
 

HS13/ 

Hat19  

Potential 

Capacity 

20 dwellings Policy Development 

management 

policies  

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to reduced 

health inequalities, 

and in particular 
improve the health 

of those living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 

improved health for 

all? 

+ 

The site is within a straight line walking distance of 

several types of community facilities including:  

• Within 720m: None  
• Within 1,400m: The Health Centre at the 

University of Hertfordshire, Playgrounds, 

Hertfordshire University Sports Village, The 

Runway Community Hall, Hatfield Aerodrome, 

Ellenbrook Country Park and Corridor Park, 

Hatfield Bowls Club, The Galleria, which contains a 

cinema, restaurant and shops, Roe Green Centre 

Co-op, Aldi, Sella Supermarket, Hatfield Day 

Nursery, Rainbow Day Nursery, Howe Dell Primary 

School. This site is also within 1,400m of Bishops 
Square and Hatfield Business Park Employment 

Areas.  

• It should be noted that some community facilities 

are located to the east of the A1(M) and 

A1001(Comet Way) and will be accessible via 

Cavendish way.  

 

It should be noted that most of these community 

facilities and services are on the eastern side of the A1 
(M), but will accessible to future residents via the 

underpass at Ellenbrook Lane.  

The site is not within an area classified as being within 

the 20% most deprived areas nationally.  

Overall, a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

SP 1: Sustainable Development- 

promotes the increased supply of 

housing and contributes to the 
reduction of social and health 

inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 
risk to people or 

property, taking 

into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 
have a negligible effect upon this SA objective.  

Not required. SADM 14: Flood Risk 

and Surface Water Management 
Supporting text-some allocations will 

need to consider fluvial and surface 

water flood risk, albeit of limited 

extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is 

within 1,400m of Bishops Square and Hatfield Business 

Park Employment Areas, which can help to minimise 

travel distances and car use related greenhouse gases. 
 

Not required. 

++ 

Proximity to transport services:  

This site is within 400m of three bus stops on a route 

providing a six day a week service, two of which are on 

St Albans Road and the other is on Ellenbrook Lane. 

This is likely to encourage the use of sustainable 

transport modes and a significant positive effect is 

expected.  

Not required 

4.3 Avoid and 

reduce air pollution 
++ 

Proximity to employment and services:  

This site is within 1,400m of two Employment Areas, 

which can help to minimise travel distances and car use 

related greenhouse gases. 

Not required 

++ 

Proximity to transport services:  

This site is within 400m of three bus stops on a route 
providing a six day a week service.  This is likely to 

encourage the use of sustainable transport modes and a 

significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space:  

The site is not located within existing open space and 

therefore for this specific issue, this site is assumed to 

have a negligible effect on open space. 

Not required but SP 13: 

Infrastructure Delivery- Developers 

will be required to contribute to the 

reasonable costs of providing new 

green infrastructure, required as a 

result of their proposals.  

 

-? 

Landscape character: This site was assessed as 

having moderate landscape sensitivity and therefore 
could have a minor negative effect on landscape 

character.  

SP9: Place making and high quality 

design- Proposals should relate well to 
their surroundings, local 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land:  

This site was identified as a greenfield site and 

therefore would have a negligible effect.  

Not required. 

-- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

limited to no contribution to maintaining the existing 

settlement pattern (Local Purpose), but a significant 

score was given in relation to the site’s contribution to 

preventing neighbouring towns from merging (Green 

Belt Purpose 2); therefore this site is assumed to have 
a significant negative effect against this specific issue. 

 

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

  

SADM 16: Ecology and Landscape- 
Conserve and enhance the borough's 

natural and historic landscape.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, and 

their settings? 

-? 

This site is within 250m of five Grade II Listed 

Buildings. These are all located to the south of the site 

on Wilkins Green Lane. These include Torilla, Great Nast 

Hyde including the front garden wall, the Cottage at 

Great Nast Hyde, Nast Hyde Farmhouse and barns to 

the south on the Farmyard at Nast Hyde Farm. However 

these are set within private estates which are well 

planted and it is likely that these will be screened by the 

effects of the proposed development, leading to 
negligible effects on these specific Listed Buildings.  

Nonetheless, there are two Listed Buildings to the west 

of the site at Sunny Side and Forge Cottage. While 

there is a large field separating these buildings from the 

proposed site, it is likely that there will be intervisibility 

between the proposed site and these specific heritage 

assets. Therefore, this site has the potential for a minor 

negative effect on the setting of Sunny Side and Forge 

Cottage Listed Buildings.  

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 

protected and enhanced. 

 

4.6 Protect and 

enhance 
biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

-? 

Copse at Nast Hyde Local Wildlife Site is located within 

500m of the site. Therefore a minor negative effect is 
assumed for this site however there is some uncertainty 

over the effect of this development upon this SA 

objective. The site is also entirely greenfield land. 

SP 11: Protection and 

enhancement of critical 
environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

4.8 Avoid water 

pollution 

-? 

This site is located within an outer impact zone. 

Therefore it is assessed as having a minor effect on this 

SA objective but with uncertainty with regard to 

construction activities and proposed mitigation.  

 

SP 10: Sustainable design and 

construction- water sensitive design 

principles should be integrated into 

development proposals to sustainably 

address water supply, consumption 

and quality. 

4.10 Promote 

conservation and 
sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

-- 

A significant proportion of the site (more than 25%) is 

located within Grade 2 agricultural land according to the 
agricultural land classification. Therefore, it is assumed 

to have a negative effect on preserving soil quality. The 

remainder of the site is designated as Urban land. 

Policy SP 11: Protection and 

enhancement of critical 
environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 
right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: Amount of housing: The site 
provides capacity for 20 homes which is less than 1% of 

the Borough’s housing target and therefore is assumed 

to have a negligible effect. 

 

Not required but SP1 Delivering 
Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 

Affordable housing: The site provides the capacity for 

20 homes and therefore it is assumed the site would 

accommodate 25% affordable dwellings. 

Not required 

++ 

Dwellings for older people: The site provides the 

capacity for 20 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

'accessible and adaptable dwellings'. 

Not required 

Long-term Objective 6: A thriving economy 

6.1 Ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 
economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective. 

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centres and 

therefore is likely to have a negligible effect. 

Not required 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore 

a negligible effect is expected. 

Not required 

6.6 Provide access 

to training, skills 

development and 
lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an 

uncertain significant positive effect may occur because 
it could be easier and more resource/cost efficient to 

expand those existing facilities to accommodate new 

residents as required, rather than building new schools 

to serve the new residents. 

Not required 
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Land East of London Road HS15/ WGr1 
 

Site – East of Great 

North Road 

 

HS15/ 

WGr1 

Potential 

Capacity 

150 dwellings Policy SADM 27: Housing 

allocations in 

Woolmer Green 
General Development 

management policies 

 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 
reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

 
1.2 …lead to 

improved health for 

all? + 

The site is within straight line walking distance of 
several types of community facility including:  

• Within 720m: None  

• Within 1,400m: Two employment areas, The 

Chequers Inn, The Red Lion, The Fox and the 

North Star Public Houses, Woolmer Green Village 

Hall, St Michael's and All Angels Church, 

Mardlebury Road and North Star mobile libraries, 

Mardley General Stores and Post office, Woolmer 

Green Recreation Ground and East of Great North 

Road playgrounds, Woolmer Green Playing Fields 
Mardley Hill/London Road greenspace and Hamer 

Green Wood. Other facilities include St Michael's 

Primary School. WHBC also note that the site is 

within 1,400m of services in Knebworth outside of 

the Borough.  

 

It should be noted that some community facilities 

including Mardley Hill/London Road greenspace and 

Mardley General Stores are located to the west of the 
trainline, but are accessible to future residents via 

London Road/ Mardley Hill.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 
Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities. 

  

SADM 27 –Improve the visibility 

splays  

  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 
risk to people or 

property, taking 

into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed 
to have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-
some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is 

within walking distance of two Employment Areas and 

therefore a significant positive effect is expected. 

  

Not required  

++ 

Proximity to transport services: This site is within 
400m of five bus stops on London Road which provide a 

six day a week service. This is likely to encourage the 

use of sustainable transport modes and a significant 

positive effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution 
++ 

Proximity to employment and services:  

This site is within walking distance of two Employment 

Areas and therefore a significant positive effect is 

expected.  

Not required 

++ 

Proximity to transport services:  

As this site is within 400m of bus stops providing a six 

day a week service and a significant positive effect is 

expected.  

Not required 

4.4 Protect and 

enhance open space 
and landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 
is assumed to have a negligible effect on open space.  

Not required 

--? 

Landscape character: This site was assessed as 

having moderate -high landscape sensitivity and 
therefore could have a significant negative effect on 

landscape character.  

SP9: Place making and high quality 

design- Proposals should relate well to 
their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

 

SADM 27 – consider inclusion of 

landscape buffer along northern 

territory. 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect. 

Not required 

-- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

significant contribution to maintaining the existing 

settlement pattern (Local Purpose), but a partial score 

was given in relation to the site’s contribution to 

preventing neighbouring towns from merging (Green 

Belt Purpose 2); therefore this site is assumed to have 

a significant negative effect against this specific issue.  

SP 9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

Proposals should be of an appropriate 

density that combines the efficient use 

of land, high quality design and 
respects for the character and context. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 
their settings? --? 

This site is adjacent to Paynes Farmhouse Listed 

Building. Therefore, this site has the potential for a 

significant negative effect on the setting of those 

assets.  

 

It is between 250m and 1km of four listed buildings, 

namely Milepost, 7 London Road, Church of St Michael 

and All Angels, and the Old Cottage. However, this 

proposed site is located to the north of Woolmer Green 

village and these heritage assets are located to the 
south and therefore likely to be screened from the 

impact of the proposed site.  

 

The site is also within 1km of Old Pound House in East 

Hertfordshire District, but this site will be separated 

from these by fields, farms building and residential 

properties on New Road and Hollybush Lane. Therefore, 

although there is a potential for an uncertain minor 

negative effect, it is likely that given the local setting, 
the effect on these specific assets is likely to be 

negligible. 

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 

protected and enhanced.  

 

SADM 27 – consider inclusion of 

landscape buffer to the east to protect 

the adjacent Listed Building 

 

 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

-? 

Mardley Heath Local Nature Reserve/ Local Wildlife Site 

and Cave Wood Local Wildlife Site are all within 500m of 

the site. Therefore, an uncertain minor negative effect 

is assumed for this site.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer impact zone and 

therefore could have a negligible effect on this SA 

objective.  

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 
to sustainably address water supply, 

consumption and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is within Grade 3 Agricultural land according to 

the agricultural land classification and is a greenfield 

site and therefore minor negative is assumed.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

+ 

Amount of housing: The site provides capacity for 

150 homes which is between 1-5% of the Borough’s 

housing target and therefore is assumed to have a 

minor positive effect. 

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 

Affordable housing: The site provides the capacity for 

150 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

Not required 

++ 

Dwellings for older people: The site provides the 

capacity for 150 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 
Building Regulations Part M4(2) standards for 

'accessible and adaptable dwellings'.  

Not required 

Long-term Objective 6: A thriving economy 

6.1 Ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 
businesses and 

encourages a mixed 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective. 

Not required 

Page 1082



C-23 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

and greener 

economy? 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City Town Centre or Hatfield Town 

Centre and therefore a negligible effect is expected.  

Not required 

6.5 Avoid 

sterilisation of 

mineral resources 
0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction. Therefore 

it is assumed that this site could have a negligible effect 

upon this SA objective.  

Not required 

6.6 Provide access 

to training, skills 
development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore a potential 
significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.  

Not required 
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Land adjacent to 52 London Road, Knebworth WGr3 
 

Site – Land adjacent to 

52 London Road 

WGr3 Potential 

Capacity 

40 dwellings Policy SADM27: Woolmer Green 

 

General Development management 

policies 

 

SA Objective Likely  

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 
reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 
1.2 …lead to 

improved health 

for all? 

+ 

The site is within straight line walking distance of several 
types of community facility including: 

- Within 720m: None in Welwyn Hatfield 

Borough but WHBC note that the site is within 

700m of services in Knebworth outside of the 

Borough.  

- Within 1,400m: Two Employment Areas, 

Woolmer Green playing fields, Garden Road 

and Woolmer Green Recreation playgrounds, 

St Michael's Primary School, St Michael's Pre-
School and Mardley Hill green space.  WHBC 

also note that the site is within 1,400m of 

services in Knebworth outside of the Borough. 

It should be noted that some community facilities 

including Mardley Hill/London Road greenspace is located 

to the west of the trainline, but are accessible to future 

residents via London Road/ Mardley Hill.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 
residents would have access to a range of existing 

services.   

Not required, but SP 1: Sustainable 
Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities. 

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account 

climate change?   

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent. 

Long-term objective 4: Improving the environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is 

within walking distance to two Employment sites, which 

can help to minimise travel distances and car use related 

greenhouse gases. 

Not required 

++ 

Proximity to transport services: This site is within 

400m of two bus stops on London Road which provide a 

six day a week service. This is likely to encourage the 

use of sustainable transport modes and a significant 

positive effect is expected. 

Not required 

4.3 Avoid and 

reduce air pollution ++ 

Proximity to employment and services: This site is 

within 1,400m of two Employment Sites and a significant 
positive effect is expected. 

Not required 

++ 
Proximity to transport services: As this site is within 
400m of bus stops providing a six day a week service 

and a significant positive effect is expected. 

Not required 

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: The site is not located within existing open 

space and therefore for this specific issue, this site is 

assumed to have a negligible effect on open space.    

Not required 

--? 

Landscape character: This site was assessed as part of 

the Landscape Sensitivity Assessment 2019 to have 

moderate-high landscape sensitivity and therefore a 

significant negative effect is expected.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

0 

Previously Developed Land: This site was identified as 

a greenfield site and therefore would have a negligible 

effect. 

Not required  

-- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a 

significant contribution to maintaining the existing 
settlement pattern (Local Purpose) which is higher than 

the partial score given in relation to the site’s 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.  

SP 9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, local 
distinctiveness, wider townscape and 

landscape. 

Proposals should be of an appropriate 

density that combines the efficient use 

of land, high quality design and 

respects for the character and context. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

0 

This site is between 250m and 1km of two Listed 

Buildings in North Hertfordshire including 1, Gun Lane.  

However, these heritage assets are located to the north 

of this proposed site, within an existing settlement and 

Not required but SP1: Delivering 

Sustainable Development and 

SADM15: Heritage - heritage assets 

should be protected and enhanced. 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

therefore likely to be screened from the impact of the 

proposed site.  Therefore, although there is a potential 

for an uncertain minor negative effect, it is likely that 

given the local setting, the effect on these specific assets 

is likely to be negligible 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 
taking into account 

the impacts of 

climate change? 

0 

Legs and Stockings Wood, Ninning's Wood and Cave 

Wood Local Wildlife Sites and Mardley Heath Local 

Nature Reserve/ Local Wildlife Site are all over 500m 

from the site. Therefore, a negligible effect is assumed 
for this site. 

Not required but SP 11: Protection 

and enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 
management of ecological assets.  

4.8 Avoid water 

pollution 

    0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 

objective. 

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality. 

4.10 Promote 

conservation and 

sustainable use of 
productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

This site is located entirely within urban land according 

to the agricultural land classification, but with a 

significant portion (more than 25%) on greenfield land 
the effect is assumed to be minor negative.   

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 
best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 
and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 40 

homes which is less than 1% of the Borough’s housing 
target and therefore is assumed to have a negligible 

effect. 

Not required but SP1 Delivering 

Sustainable Development requires 
new development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 

40 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. 

Not required 

++ 

Dwellings for older people: The site provides the 

capacity for 40 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 
Building Regulations Part M4(2) standards for ‘accessible 

and adaptable dwellings’. 

Not required 

Long-term objective 6: A thriving economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 
and encourages a 

mixed and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective 

Not required 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City Town Centre or Hatfield Town 

Centre and therefore a negligible effect is expected.  

Not required 

6.5 Avoid 

sterilisation of 
mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction. Therefore, 
it is assumed that this site could have a negligible effect 

upon this SA objective. 

Not required 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore a potential 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.   

Not required 
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Land rear of 2 – 12 Great North Road HS17/ OMH5 
 

Site – Land rear of 

2-12 Great North 

Road  

HS17/OMH5 Potential 

Capacity 

20 dwellings Policy SADM 28: Site allocations 

in Oaklands and Mardley 

Heath  
 

General Development 

management policies  

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 
health? 

 

1.2 …lead to 

improved health for 

all? 

+ 

The site is within straight line walking distance of 

several types of community facility including: 

• Within 720m: Mardley General Stores and Post 

Office, Gareths Butchers. 

• Within 1,400m: Bridge Cottage Surgery and 

Pharmacy, Lloyds Pharmacy, Katies Bakery, Tesco 

Express, General Store, playgrounds, 

Sherrardswood School, Oaklands Primary School 

and Acorn Pre School. 
 

The site is not within an area classified as being within 

20% of the most deprived areas nationally. 

 

It should be noted that some community facilities 

including Bridge Cottage Surgery Pharmacy and Katies 

Bakery are located on the western side of A1 (M) and 

the A1000 (Welwyn Bypass Road), but will be accessible 

to future residents travelling on foot or cycle via the 

Great North Road. 
 

Overall this results in a minor positive effect as new 

residents would have access to a range of existing 

services. 

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

 

SADM 28- Mitigate air and noise 

pollution from A1M and B197  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 
into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective. 

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 
albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

+ 

Proximity to employment and services: This site is 

within walking distance (720m) of a food/convenience 

store therefore a minor positive effect is assumed.  

Not required. 

++ 

Proximity to transport services: This site is within 

400m of two bus stops on Great North Road. This is 

likely to encourage the use of sustainable transport 

modes and a significant positive effect is expected.  

Not required. 

4.3 Avoid and 

reduce air pollution + 

Proximity to employment and services: This site is 

within 720m of a food/convenience store and therefore 
a minor positive effect is assumed.  

Not required.  

++ 
Proximity to transport services: This site is within 
400m of bus stops providing a six day a week service 

and a significant positive effect is expected.  

Not required.  

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required.  

0 

Landscape character: This site was assessed as 

having low landscape sensitivity and therefore would 

have a negligible effect on landscape character.  

SP 9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

 

 

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required 

- 

Retaining local distinctiveness: The WHBC Green 
Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) which is greater 

than the limited to no score given in relation to the 

site’s contribution to preventing neighbouring towns 

from merging (Green Belt Purpose 2); therefore this 

site is assumed to have a minor negative effect against 

this specific issue.  

SP 9: Place making and high 
quality design- Proposals should 

relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape.  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, and 

their settings? 
0 

The site is between 250m and 1km of Listed Buildings 

at Lockleys Farm Barn, Danesbury (hospital) front block 

and the Old Cottage and the Milepost. The A1(M) and 

associated infrastructure (e.g. trees and shrubbery) will 

provide screening to Danesbury (hospital) and the Old 

Cottage to the west. Milepost is located within an 

existing settlement around Welwyn Heath and is 

therefore likely to be screened from the effects of the 

development.  
 

Although Lockleys Farm Barn is located in an open field 

to the south, it is likely that there will be no direct views 

between the proposed site and this specific Listed 

Building, owing to existing residential properties on the 

Great North Road, and a block of woodland, which will 

provide screening between the two sites. 

 

Therefore, although there is a potential for an uncertain 

minor negative effect, it is likely that given the local 
setting, the effect is likely to be negligible 

Not required but SP1: Delivering 

Sustainable Development- heritage 

assets should be protected and 

enhanced.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

Danesbury Park Local Nature Reserve within 250m of 

the site and therefore a significant negative effect is 

assumed however, there is some uncertainty over the 

effect of this development upon this SA objective.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

SADM 28 consider retaining and 

protecting the northern wooded area.  

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 

objective.  

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 
to sustainably address water supply, 

consumption and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

0 

The entire site has been designated as urban land 

according to the agricultural land classification therefore 

it is assumed to have a negligible effect on preserving 

soil quality.  

Not required 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 20 

homes which is less than 1% of the Borough’s housing 

target and therefore is assumed to have a negligible 

effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 

Affordable housing: The site provides the capacity for 

20 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

Not required.  

++ 

Dwellings for older people: The site provides the 

capacity for 20 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required.  

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location and 

quality of business 
and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required.  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 
and Hatfield town 

retail centres? 

0 

This site is not within walking distance (1,400m) of a 

Town Centre and therefore is likely to have a negligible 

effect.  

Not required.  

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required.  

6.6 Provide access 

to training, skills 
++? 

The site is within straight line walking distance (1,400 

m) of three schools and therefore a potential significant 

Not required.  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

development and 

lifelong learning to 

meet identified 

needs 

positive effect may occur because it could be easier and 

more resource/cost efficient to expand those existing 

facilities rather than building new schools to serve new 

residents.  
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2 Great North Road HS16/ OMH8 

 
Site – 2 Great North 

Road 

 

HS16/ 

OMH8 

Potential 

Capacity 

5 dwellings Policy SADM 28: Site allocations 

in Oaklands and Mardley 

Heath  

General Development 

management policies  

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 
reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

 
1.2 …lead to 

improved health for 

all? 

+ 

The site is within straight line walking distance of 
several types of community facility including:  

• Within 720m: None.  

• Within 1,400m: Mardley General Stores and 

Post Office, Gareths Butchers, Bridge Cottage 

Surgery and Pharmacy, Lloyds Pharmacy, 

Katies Bakery, Tesco Express, General Store, 

playgrounds, Sherrardswood School, 

Oaklands Primary School and Acorn Pre 

School.  

 
It should be noted that some community facilities 

including Bridge Cottage Surgery Pharmacy and Katie’s 

Bakery are located on the western side of A1 (M) and 

the A1000 (Welwyn Bypass Road), but will be 

accessible to future residents travelling on foot or cycle 

via the Great North Road.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 
residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 
Development- promotes the increased 

supply of housing and contributes to 

the reduction of social and health 

inequalities.  

SADM 28- Mitigate air and noise 

pollution from A1M and B197  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed 

to have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

0 

Proximity to employment and services: This site is 

not within 1,400m of an Employment Area or Town 

Centre and is not within 720m of a food/convenience 

store therefore a negligible effect is assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

400m of two bus stops on Great North Road. This is 

likely to encourage the use of sustainable transport 

modes and a significant positive effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution 
0 

Proximity to employment and services: This site is 

not within 1,400m of an Employment Area or Town 

Centre and is not within 720m of a food/convenience 
store and therefore a negligible effect is expected.  

Not required  

++ 
Proximity to transport services: This site is within 
400m of bus stops providing a six day a week service 

and a significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open 

space and 

landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required  

0 

Landscape character: This site was assessed as 

having low landscape sensitivity and therefore is 

considered to have a negligible effect on landscape 

character.  

Not required but SP9: Place making 

and high quality design- Proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape.  

SADM 28 – retain and protect the 

northern wooded area.  

++? 

Previously Developed Land: This site was identified 

as Previously Developed Land and therefore would have 

a significant positive effect with uncertainty relating to 
the appropriateness of the design of the development.  

Not required  

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) which is greater 

than the limited to no score given in relation to the 

site’s contribution to preventing neighbouring towns 

from merging (Green Belt Purpose 2); therefore this 

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

site is assumed to have a minor negative effect against 

this specific issue.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, and 

their settings? 

0 

The site is between 250m and 1km of Listed Buildings 

at Lockleys Farm Barn to the south, Danesbury 

(hospital) front block to the west, and the Old Cottage 

and the Milepost to the north. The Listed Buildings to 

the north of the site are within existing residential areas 

around Pottersheath, which is likely to provide 

screening from the proposed site.  

Danesbury (hospital) is located within an estate, which 

cannot be seen beyond the A1 (M), due to the sloping 
hills up on the western side of the road, where the 

Listed Building is located.  

Therefore, although there is a potential for an uncertain 

minor negative effect, it is likely that given the local 

setting, the effect is likely to be negligible.  

 SP1: Delivering Sustainable 

Development and SADM15: Heritage - 

heritage assets should be protected 

and enhanced.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 
change? 

-? 

Danesbury Park Local Nature Reserve within 250m of 

the site but on the other side of the A1(M) motorway 

which is likely to already be affecting the Local Wildlife 

Site. Due to this, an uncertain negative effect is 

assumed for this site rather than a significant negative 

effect.  

Not required but SP 11: Protection and 

enhancement of critical environmental 

assets- Appropriate protection, 

enhancement and management of 

ecological assets. 

SADM 28 – retain and protect the 
northern wooded area. 

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 

objective.  

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 
and maximise the 

sustainable use of 

previously 

developed land 

+? 

The entire site has been designated as urban land 

according to the agricultural land classification and is 

designated as previously developed land therefore it is 

assumed to have a minor positive effect but with 

uncertainty.  

Not required  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 
needs? 

0 

Amount of housing: The site provides capacity for 5 

homes which is less than 1% of the Borough’s housing 

target and therefore is assumed to have a negligible 

effect.  

Not required but SP1 Delivering 

Sustainable Development requires new 

development to contribute to the 

creation of mixed and sustainable 

communities.  

0 

Affordable housing: The site provides the capacity for 
5 homes which is below the threshold for provision of 

affordable dwellings. Therefore it is assumed to have a 

negligible effect.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 5 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location and 

quality of business 
and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 
and Hatfield town 

retail centres? 

0 

This site is not within walking distance (1,400m) of a 

Town Centre and therefore is likely to have a negligible 

effect.  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

++? 

The site is within straight line walking distance (1,400 

m) of three schools and therefore a potential significant 

positive effect may occur because it could be easier and 

more resource/cost efficient to expand those existing 

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

meet identified 

needs 

facilities rather than building new schools to serve new 

residents.  
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Four Oaks, Great North Road HS32/ GLTAAA04   
 

Site – Four Oaks, 

Great North Road 

HS32/ 

GLTAA04 

Potential 

Capacity 

6 pitches Policy SADM 28: Site 

allocations in 

Oaklands and Mardley 

Heath 

General Development 

management policies 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 
health? 

 

1.2 …lead to 

improved health for 

all? 
+ 

The site is within straight line walking distance of 

several types of community facility including:  

• Within 720m: None.  

• Within 1,400m: Lloyds Pharmacy, Mr Naveed 

Osman Dentists, Bridge Cottage Pharmacy, Katies 

Bakery, Tesco Express, General Store, Simmons 

Bakery, BP Fuel and Shop, Welwyn Parish Centre, 

Welwyn Civic Centre and library, The Pavilion, The 

Wellington, White Hill Centre and Public Houses at 
The Baron, The White Horse, Rose and Crown, 

Welwyn Roman Baths Playing Fields (Football, 

Tennis, Bowling) and two playgrounds. Other 

facilities include Sherrardswood School, Tenterfield 

Nursery School and St Mary’s CE Primary School.  

 

It should be noted that some community facilities 

including Bridge Cottage Surgery Pharmacy and Katie’s 

Bakery are located on the western side of A1 (M) and 

the A1000 (Welwyn Bypass Road), but will be 
accessible to future residents travelling on foot or cycle 

via the Great North Road.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

SADM 28- Mitigate air and noise 

pollution from A1M and B197  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 
no increase in flood 

risk to people or 

property, taking 

into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and does not 
include a flood storage area and therefore is assumed 

to have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 
Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

SADM 28- Sewage and drainage of 

the site may need to be improved.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 
gas emissions from 

transport? 

0 

Proximity to employment and services: This site is 

not within walking distance (720m) of an Employment 
Area, town centre or food/convenience store therefore a 

negligible effect is assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

400m of one bus stop on Great North Road. This is 

likely to encourage the use of sustainable transport 

modes and a significant positive effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution 
0 

Proximity to employment and services: This site is 

not within 720m of an Employment Area, town centre 

or a food/convenience store and therefore a negligible 

effect is assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

400m of one bus stop providing a six day a week 

service and a significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open 

space and 
landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required  

0? 

Landscape character: The Landscape Sensitivity 

Study 2019 assessed a significant area of the site is 
located in an area with low landscape sensitivity; 

however a very small section of the site encroaches into 

an area with high landscape sensitivity. As such, this 

site is considered to have a negligible, but uncertain 

effect on landscape character.  

 

SP9: Place making and high quality 

design- Proposals should relate well to 
their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

++? 

Previously Developed Land: This site was identified 

as Previously Developed Land and therefore would have 

a significant positive effect with uncertainty relating to 

the appropriateness of the design of the development.  

Not required  

- 
Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

SP 9: Place making and high 

quality design- Proposals should 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) which is higher than 

the limited to no score given in relation to the site’s 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.  

relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

Proposals should be of an appropriate 

density that combines the efficient use 

of land, high quality design and 

respects for the character and context.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 
place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

0 

While there are no cultural heritage assets adjacent to 

the site, it is between 250m and 1km of Welwyn 

Conservation Area and several Listed Buildings including 

Lockleys Farm Barn and buildings, Danesbury (Hospital) 
Front Block and the Old Cottage. The Listed Buildings to 

the north of the site are within existing residential areas 

around Pottersheath, which is likely to provide 

screening from the proposed site.  

 

Danesbury (Hospital) is located within an estate, which 

cannot be seen beyond the A1 (M), due to the sloping 

hills up on the western side of the road, where the 

Listed Building is located.  
 

Welwyn Conservation Area is to the south of the site 

and again the A1(M) and associated infrastructure, 

trees and shrubbery may provide protection to this 

asset alongside residential properties on Wendover 

Drive and Dicket Mead Road, which provide additional 

screening between the proposed site and the 

Conservation Area.  

 

Therefore, although there is a potential for an uncertain 
minor negative effect, it is likely that given the local 

setting, the effect is likely to be negligible.  

Not required but SP1: Delivering 

Sustainable Development and 

SADM15: Heritage - heritage assets 

should be protected and enhanced. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

The site is adjacent to Old North Road & Central 

Reservation, Lockleys Local Wildlife Site. Danesbury 

Park Local Nature Reserve within 250m of the site, but 

on the other side of the A1(M) motorway which is likely 

to already be affecting the Local Wildlife Site. Overall, 

an uncertain significant negative effect is assumed.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

SADM 28 retain and protect the 

northern wooded area.  

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 

objective.  

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 
integrated into development proposals 

to sustainably address water supply, 

consumption and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 
developed land 

+? 

The entire site has been designated as urban land 

according to the agricultural land classification and is 

previously developed land. Therefore it is assumed to 

have a minor positive effect but with uncertainty.  

Not required  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

++ 

Amount of housing: The site provides capacity for 6 

pitches which is more than 5% of the Borough’s need 

and therefore is assumed to have a significant positive 

effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities. 

0 

Affordable housing: Gypsy and Traveller sites are not 

required to make affordable provision due to viability 

evidence. They are therefore be assessed as having a 

negligible effect.  

Not required  

0 

Dwellings for older people: Gypsy and Traveller sites 

are not required to make Building Regulations Part 
M4(2) standards for 'accessible and adaptable 

dwellings' (or updated equivalent). They are therefore 

be assessed as having a negligible effect (0).  

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 
needs of local 

businesses and 

encourages a mixed 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

and greener 

economy? 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore is likely to have a negligible effect.  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required  

6.6 Provide access 

to training, skills 

development and 
lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of three schools (including a nursery school) and 

therefore a potential significant positive effect may 
occur because it could be easier and more resource/cost 

efficient to expand those existing facilities rather than 

building new schools to serve new residents.  

Not required  
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Land at Kimpton Road, Wel1 

 
Site – Land at 
Kimpton Road 

 Wel1 Potential 
Capacity 

178 dwellings Policy SADM 29: Housing 
allocations in Welwyn 

 

General development 

management policies 

 
SA Objective 

Likely 

Effects 

Commentary Mitigation recommendations 
(focusing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to reduced health 

inequalities, and in 

particular improve the 

health of those living in 

communities characterised 

by relatively poor health? 
 

1.2 …lead to improved 

health for all? 

+ 

The site is within straight line walking 

distance of several types of community 

facility including:  

 

• - Within 720m: Lloyds and Bridge 

Cottage Pharmacies, Katie’s Bakery, 
Tesco Express, General Store and 

Simmons Bakery.  

• - Within 1400m: Queen Victoria 

Memorial Hospital, The Pavilion, White 

Hill Centre and Welwyn playing fields, 

which contains two playgrounds. There 

are green open spaces and parks at 

Guessens, Codicote Road, Glebe Road, 

woods off Roman Road, and Hawbush 

Rise. Singlers Marsh and, Danesbury 
Park are Local Nature Reserves and 

wildlife sites. Other facilities include 

Tenterfield Nursery School, St Mary’s 

CE Primary School, Knightsfield School 

(specialist school for hearing impaired), 

Monks Walk School secondary school, 

Homerswood Primary and Nursery 

School and Sherrardswood Independent 

School. However these are located to 
the south of the A1(M) with limited 

access by walking and cycling and 

therefore will be less accessible to 

future residents travelling by these 

modes.  

 

The site is not within an area classified as 

being within 20% of the most deprived areas 

nationally.  

Overall a minor positive effect is expected as 
new residents would have access to a range 

of existing services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is no 

increase in flood risk to 

people or property, taking 

into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and 

does not include a flood storage area and 

therefore is assumed to have a negligible 

effect upon this SA objective. Access to the 

site and the necessary highway upgrades to 

Fulling Mill Lane would cross an area subject 
to flooding and within flood zones 2 and 3.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

 

Long-term Objective 4: Improving the Environment 

4.2 Significantly reduce 

greenhouse gas emissions 

from transport? + 

Proximity to employment and services: This 

site is within 720m of food/convenience 

stores which can help to minimise travel 

distances and car use related greenhouse 

gases.  

Not required  

++ 

Proximity to transport services: This site is 

within 400m of four bus stops on a route 

providing a six day a week service, including 

two on Church street and two on Codicote 
Road. This is likely to encourage the use of 

sustainable transport modes and therefore a 

significant positive effect is expected.  

Not required  

4.3 Avoid and reduce air 

pollution 
+ 

Proximity to employment and services: This 

site is within walking distance of 

food/convenience stores and therefore a 

minor positive effect is expected.  

Not required  

++ 

Proximity to transport services: As this site 

is within 400m of bus stops providing a six 

day a week service and a significant positive 

effect is expected.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focusing on significant adverse 

effects) 

4.4 Protect and enhance 

open space and landscape 

character, retaining local 

distinctiveness? 

0 

Open Space: The site is not located within 

existing open space and therefore for this 

specific issue, this site is assumed to have a 

negligible effect on open space.  

Not required  

-? 

Landscape character: This site was assessed 

as part of the Landscape Sensitivity 

Assessment 2019 as having moderate 

sensitivity and therefore the effect is 

assumed to be minor negative.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was 

identified as a greenfield site and therefore 

would have a negligible effect.  

Not required  

- 

Retaining local distinctiveness: The WHBC 

Green Belt Study scored the site as having a 
partial contribution to maintaining the 

existing settlement pattern (Local Purpose) 

which is higher than the limited to no 

contribution the site would have in 

preventing neighbouring towns from 

merging (Green Belt Purpose 2) and 

therefore this site is assumed to have a 

minor negative effect against this specific 

issue.  

SP 9: Place making and high 

quality design- Proposals should 
relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

Proposals should be of an appropriate 

density that combines the efficient use 

of land, high quality design and 

respects for the character and 

context..  

4.5 Conserve and enhance 

the Borough’s character, 
sense of place and local 

distinctiveness, historic 

environment, heritage and 

cultural assets, and their 

settings? 

--? 

This site is within 250m of Welwyn 

Conservation Area and several Listed 
Buildings including Milepost, New Place and 

Garden Walls, Ivy Cottage, 11a, High Street, 

the Lodge, The Rose and Crown Public 

House and 24, Church Street in Welwyn and 

Hatfield and Fulling Mill House and The Mill 

(James G Callcut (Welwyn) Limited) in North 

East Hertfordshire district. While some Listed 

Buildings like the Lodge are located within 

the settlement at Welwyn and therefore 
screened from the development, the 

proximity of the proposed site to the 

Conservation area mean that there are likely 

to be effects on the setting of this asset and 

some of the Listed Buildings within it. 

Therefore a significant negative effect has 

been scored. The site is within one Area of 

Archaeological Significance (AAS7) and 

development could have a minor negative 

effect on potential archaeological finds. 

Not required but SP1: Delivering 

Sustainable Development and 
SADM15: Heritage - heritage assets 

should be protected and enhanced. 

4.6 Protect and enhance 
biodiversity and 

geodiversity, taking into 

account the impacts of 

climate change? 

--? 

Singlers Marsh and Danesbury Park Local 
Nature Reserve/ Local Wildlife Sites are all 

within 250m of the site. Therefore an 

uncertain significant negative effect is 

assumed for this site.  

SP 11: Protection and 
enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

4.8 Avoid water pollution 

-? 

Most of the site is within the outer impact 

zone with the remainder in the inner impact 

zone and therefore could have an uncertain 

minor negative effect on this SA objective.  

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality.  

4.10 Promote conservation 

and sustainable use of 

productive agricultural land 
and maximise the 

sustainable use of 

previously developed land 

- 

This site is located entirely within urban land 

according to the agricultural land 

classification, but is a greenfield site and 
therefore minor negative is assumed.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 
best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the right 

amount, type and tenure of 

housing to meet identified 

local needs? 

+ 

Amount of housing: The site provides 

capacity for 178 homes which provides up to 

5% of the Borough’s housing target and 

therefore is considered to have a minor 

positive effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 

Affordable housing: The site provides the 

capacity for 178 homes and therefore it is 
assumed the site would accommodate 35% 

affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides 

the capacity for 178 homes and therefore it 

is assumed the site would include 20% of 

dwellings to meet Building Regulations Part 

M4(2) standards for 'accessible and 

adaptable dwellings' (or updated 

equivalent). 

Not required  

Long-term Objective 6: A thriving economy 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focusing on significant adverse 

effects) 

6.1 ensure the supply, 

location and quality of 

business and employment 

sites reflects the needs of 

local businesses and 

encourages a mixed and 

greener economy? 

0 

This site is not located within an 

Employment Area and therefore would have 

a negligible effect on this objective.  

None required  

6.3 Enhance the vitality and 

attraction of Welwyn Garden 

City and Hatfield town retail 

centres? 

0 

This site is not within walking distance 

(1,400m) of Welwyn Garden City Town 

Centres and therefore it is likely to have a 

negligible effect upon this SA objective.  

Not required  

6.5 Avoid sterilisation of 
mineral resources 

0 

According to the Minerals Local Plan 2007 
the site is not within a preferred area for 

mineral extraction, therefore a negligible 

effect is expected.  

Not required  

6.6 Provide access to 

training, skills development 

and lifelong learning to meet 

identified needs 

++? 

The site is within straight line walking 

distance (1,400 m) of local education 

facilities and therefore an uncertain 

significant positive effect may occur because 

it could be easier and more resource/cost 

efficient to expand those existing facilities to 

accommodate new residents as required, 

rather than building new schools to serve 
the new residents.  

Not required  

 

 

  

Page 1097



C-38 

 

Land adjoining Welwyn Cemetery, Wel2 
 

Site – Land adjoining 

Welwyn Cemetery 

Wel2 Potential 

Capacity 

40 dwellings Policy SADM 29: Housing 

allocations in Welwyn 

 
General Development 

management policies  

 
SA Objective 

Likely 
Effects 

Commentary Mitigation recommendations 

(focusing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to reduced health 

inequalities, and in 
particular improve the 

health of those living in 

communities characterised 

by relatively poor health? 

 

1.2 …lead to improved 

health for all? 

+ 

The site is within straight line walking 

distance of several types of community 
facility including:  

- Within 720m: Lloyds and Bridge Cottage 

Pharmacies, Katie’s Bakery, Tesco Express, 

General Store and Simmons Bakery.  

 

Within 1400m: Queen Victoria Memorial 

Hospital, Danesbury Neurological Centre, 

The Pavillion, there are green spaces and 

parks at Guessens, Codicote Road, Glebe 
Road, Woods off Roman Road, Hawbush 

Rise, Singlers Marsh, Danesbury Park and 

Welwyn Playing Fields. Other facilities 

include Tenterfield Nursery School,  St 

Mary’s CE Primary School, Monks Walk 

School, Homerswood Primary and Nursery 

School, Knightsfield School, Sherrardswood 

Independent School and Welwyn Playing 

Fields. However these are located to the 

south of the A1(M) with limited access by 
walking and cycling and therefore will be 

less accessible to future residents travelling 

by these modes.  

 

The site is not within an area classified as 

being within 20% of the most deprived areas 

nationally.  

Overall a minor positive effect is expected as 

new residents would have access to a range 
of existing services.  

Not required, but SP 1: Sustainable 

Development- promotes the 
increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is no 

increase in flood risk to 

people or property, taking 

into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and 

does not include a flood storage area and 

therefore is assumed to have a negligible 

effect upon this SA objective. Access to the 

site and the necessary highway upgrades to 

Fulling Mill Lane would cross an area subject 

to flooding and within flood zones 2 and 3.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly reduce 

greenhouse gas emissions 

from transport? + 

Proximity to employment and services: This 

site is within 720m of food/convenience 

stores which can help to minimise travel 

distances and car use related greenhouse 

gases.  

Not required  

++ 

Proximity to transport services: This site is 

within 400m of four bus stops on a route 

providing a six day a week service, including 

two on Church street and two on Codicote 

Road. This is likely to encourage the use of 
sustainable transport modes and therefore a 

significant positive effect is expected.  

Not required  

4.3 Avoid and reduce air 

pollution 
+ 

Proximity to employment and services: This 

site is within walking distance of 

food/convenience stores and therefore a 

minor positive effect is expected.  

Not required  

++ 

Proximity to transport services: As this site 

is within 400m of bus stops providing a six 

day a week service and a significant positive 

effect is expected.  

Not required  

4.4 Protect and enhance 

open space and landscape 

character, retaining local 

distinctiveness? 

0 

Open Space: The site is not located within 

existing open space and therefore for this 

specific issue, this site is assumed to have a 

negligible effect on open space.  

Not required  

-? 

Landscape character: This site was assessed 

as part of the Landscape Sensitivity 
Assessment 2019 as having moderate 

SP9: Place making and high quality 

design- Proposals should relate well to 
their surroundings, local 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focusing on significant adverse 

effects) 

landscape sensitivity and therefore the effect 

is assumed to be minor negative.  

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was 

identified as a greenfield site and therefore 

would have a negligible effect.  

Not required  

- 

Retaining local distinctiveness: The WHBC 

Green Belt Study scored the site as having a 

partial contribution to maintaining the 

existing settlement pattern (Local Purpose) 

which is higher than the limited to no 

contribution the site has to preventing 

neighbouring towns from merging (Green 
Belt Purpose 2) and therefore this site is 

assumed to have a minor negative effect 

against this specific issue.  

SP 9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

Proposals should be of an appropriate 

density that combines the efficient use 
of land, high quality design and 

respects f  

4.5 Conserve and enhance 

the Borough’s character, 

sense of place and local 

distinctiveness, historic 

environment, heritage and 

cultural assets, and their 

settings? 

--? 

This site is within 250m of Welwyn 

Conservation Area and several Listed 

Buildings including Milepost, New Place and 

Garden Walls, Ivy Cottage, 11a, High Street, 

the Lodge, The Rose and Crown Public 

House and 24, Church Street in Welwyn and 

Hatfield and Fulling Mill House and The Mill 

(James G Callcut (Welwyn) Limited) in North 
East Hertfordshire district. While some Listed 

Buildings like the Lodge are located within 

the settlement at Welwyn and therefore 

screened from the development, the 

proximity of the proposed site to the 

Conservation area mean that it is likely 

development will have an effect on the 

setting of this asset and nearby Listed 

Buildings. Therefore a significant negative 

effect has been scored. The site is within one 
Area of Archaeological Significance (AAS7) 

and development could have a minor 

negative effect on potential archaeological 

finds.  

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 

protected and enhanced.  

4.6 Protect and enhance 

biodiversity and 

geodiversity, taking into 

account the impacts of 

climate change? 

--? 

Singlers Marsh and Danesbury Park Local 

Nature Reserve/ Local Wildlife Sites and Link 

Road, Grange Hill Road Banks Local Wildlife 

Sites are all within 250m of the site. 

Therefore an uncertain significant negative 

effect is assumed for this site.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

4.8 Avoid water pollution 

-? 

Most of the site is within the outer impact 

zone with the remainder in the inner impact 
zone and therefore could have an uncertain 

minor negative effect on this SA objective.  

Not required, but SP 10: Sustainable 

design and construction- water 
sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality.  

4.10 Promote conservation 

and sustainable use of 

productive agricultural land 

and maximise the 

sustainable use of 

previously developed land 

- 

This site is located entirely within urban land 

according to the agricultural land 

classification, but is a greenfield site and 

therefore minor negative is assumed.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the right 

amount, type and tenure of 

housing to meet identified 

local needs? 

0 

Amount of housing: The site provides 

capacity for 40 homes which is less than 1% 

of the Borough’s housing target and 

therefore is assumed to have a negligible 

effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 

Affordable housing: The site provides the 

capacity for 40 homes and therefore it is 

assumed the site would accommodate 35% 

affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides 

the capacity for 40 homes and therefore it is 

assumed the site would include 20% of 

dwellings to meet Building Regulations Part 
M4(2) standards for 'accessible and 

adaptable dwellings' (or updated 

equivalent). 

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the supply, 

location and quality of 

business and employment 

sites reflects the needs of 

local businesses and 

0 

This site is not located within an 

Employment Area and therefore would have 

a negligible effect on this objective.  

Not required  

Page 1099



C-40 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focusing on significant adverse 

effects) 

encourages a mixed and 

greener economy? 

6.3 Enhance the vitality and 

attraction of Welwyn Garden 

City and Hatfield town retail 

centres? 

0 

This site is not within walking distance 

(1400m) of Welwyn Garden City Town 

Centres or Hatfield Town Centre and 

therefore it is likely to have a negligible 

effect upon this SA objective.  

Not required  

6.5 Avoid sterilisation of 

mineral resources 
0 

According to the Minerals Local Plan 2007 

the site is not within a preferred area for 

mineral extraction, therefore a negligible 

effect is expected.  

Not required  

6.6 Provide access to 

training, skills development 

and lifelong learning to meet 
identified needs 

++? 

The site is within straight line walking 

distance (1,400 m) of local education 

facilities and therefore an uncertain 
significant positive effect may occur because 

it could be easier and more resource/cost 

efficient to expand those existing facilities to 

accommodate new residents as required, 

rather than building new schools to serve 

the new residents.  

Not required  
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School Lane HS20/ Wel3 
 

Site – School Lane HS20/ 

Wel3 

Potential 

Capacity 

 9 dwellings  Policy SADM 29: Housing 

allocations in Welwyn 
 

General Development 

management policies  
 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 
reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 
 

1.2 …lead to 

improved health for 

all? 

+ 

The site is within straight line walking distance of 
several types of community facility including: 

• Within 720m: Lloyds and Bridge Cottage 

Pharmacies, Katie’s Bakery, Tesco Express, 

General Store and Simmons Bakery. 

• Within 1,400m: Queen Victoria Memorial Hospital, 

Danesbury Neurological Centre, The Wellington 

and The Steamer community facility, Welwyn Civic 

Centre and library, Welwyn Parish Centre, The 

Pavilion, White Hill Centre and two playgrounds. 
There are Greenspaces and parks at Guessens, 

Codicote Road, Glebe Road, Woods off Roman 

Road, Hawbush Rise, Singlers Marsh, Danesbury 

Park and Welwyn Playing Fields. Other facilities 

include Tenterfield Nursery School, and St Mary’s 

CE Primary School. 

• Other facilities within 1,400m include: Monks Walk 

School, Homerswood Primary and Nursery School, 

Knightsfield School, Sherrardswood Independent 

School, Knightsfield Dental Practice, Lloyds 
pharmacy and Welwyn Playing Fields. However 

these are located to the south of the A1(M) with 

limited access by walking and cycling and 

therefore will be less accessible to future residents 

travelling by these modes. 

 

The site is not within an area classified as being within 

20% of the most deprived areas nationally. 

Overall a minor positive effect is expected as new 
residents would have access to a range of existing 

services. 

Not required, but SP 1: Sustainable 
Development – promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities. 

 

SADM 29 –Improve the visibility 

splays 

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed 

to have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

SADM 29-requires consideration for 

the use of SuDS for surface run-off 
from access roads, car parking and 

amenity areas.  

Consideration of a sequential approach 

to layout and the use of SuDS to 

suitably manage surface water flood 

risk to, within and from the site.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 
gas emissions from 

transport? 

+ 

Proximity to employment and services: This site is 

within 720m of food/convenience stores which can help 
to minimise travel distances and car use related 

greenhouse gases.  

Not required  

++ 

Proximity to transport services: This site is within 

400m of two bus stops on a route providing a six day a 

week service, therefore a significant positive effect is 

expected.  

Not required  

4.3 Avoid and 

reduce air pollution + 

Proximity to employment and services: This site is 

within 720m of food/convenience stores and therefore a 

minor positive effect is expected.  

Not required  

++ 

Proximity to transport services: This site is within 

400m of two bus stops on a route providing a six day a 

week service, therefore a significant positive effect is 

expected.  

Not required  

4.4 Protect and 

enhance open 
space and 

landscape 

character, retaining 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 
is assumed to have a negligible effect on open space.  

Not required  

-? 

Landscape character: This site was assessed as part 

of the Landscape Sensitivity Assessment 2019 as 
having moderate landscape sensitivity and therefore the 

SP9: Place making and high quality 

design- Proposals should relate well to 
their surroundings, local 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

local 

distinctiveness? 

effect is assumed to be a minor negative for this SA 

objective.   

distinctiveness, wider townscape and 

landscape.  

++? 

Previously Developed Land: This site was identified 

as Previously Developed Land and therefore would have 

a significant positive effect with uncertainty relating to 

the appropriateness of the design of the development.  

Not required  

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) which is higher than 

the limited to no score given in relation to the site’s 

contribution to preventing neighbouring towns from 
merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.  

SP 9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

Proposals should be of an appropriate 
density that combines the efficient use 

of land, high quality design and 

respects for the character and context.   

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 
heritage and 

cultural assets, and 

their settings? 

-? 

While there are no designated sites included or adjacent 

to the site it is between 250m and 1km of Welwyn 

Conservation Area and there are several Listed 

Buildings within 1km of the site including The Old 

Cottage, The White Hart, Welwyn Design; Gunner, 

Butcher and Poulterer, Bridge House and Mill House and 

Garden Wall. However this site is located on the 

western edge of the settlement at Welwyn and 
therefore will be screened by the existing built up area.  

There are other Listed Buildings at Linces Farm to the 

north, which are also between 250m and 1km of the 

site. Although there is a large field separating the 

proposed site from these Listed Buildings, there will be 

direct effects upon these heritage assets.  

Therefore, an uncertain minor negative effect is likely to 

be negligible  

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 

protected and enhanced.  

4.6 Protect and 

enhance 

biodiversity and 
geodiversity, taking 

into account the 

impacts of climate 

change? 

-? 

Rectory Wood (Ayot St Peter) Local Wildlife Site is 

within 500m the site. Therefore an uncertain minor 

negative effect is assumed for this site.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 
protection, enhancement and 

management of ecological assets.  

4.8 Avoid water 

pollution 

-? 

Half of the site is within the outer impact zone with the 

remainder within the inner impact zone and therefore 

could have an uncertain minor negative effect on this 

SA objective.  

SP 10: Sustainable design and 

construction- water sensitive design 

principles should be integrated into 

development proposals to sustainably 

address water supply, consumption 

and quality.  

SADM 29- requires SuDS for the 
requisite number of treatment stages 

to prevent the pollution of 

groundwater.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 
developed land 

+? 

The majority of the site (approximately 60%) is located 

within grade 3 agricultural land with the remainder in 

urban land according to the agricultural land 

classification, but as the site is classed as previously 

developed land an uncertain minor positive effect is 

assumed.  

Not required  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 9 

homes which is less than 1% of the Borough’s housing 

target and therefore is assumed to have a negligible 

effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

 

0 

Affordable housing: The site provides the capacity for 

9 homes therefore it is assumed the site would not 

accommodate affordable dwellings. A negligible effect is 
therefore expected.  

Not required  

++ 

Dwellings for older people: The site provides the 
capacity for 9 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location and 

quality of business 

and employment 
sites reflects the 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy? 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City Town Centres or Hatfield Town 

Centre and therefore it is likely to have a negligible 

effect upon this SA objective.  

Not required  

6.5 Avoid 
sterilisation of 

mineral resources 

0 
According to the Minerals Local Plan 2007 the site is not 
within a preferred area for mineral extraction, therefore 

a negligible effect is expected.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 
++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an 

uncertain significant positive  effect may occur because 

it could be easier and more resource/cost efficient to 

expand those existing facilities to accommodate new 

residents as required, rather than building new schools 

to serve the new residents and there are potential 

barriers to access for all ages and abilities as residents 

would have to cross the A1 and A1000 to access various 
schools.   

Not required  
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Sandyhurst HS19/Wel4 
 

Site – Sandyhurst HS19 

Wel4 

Potential 

Capacity 

30 dwellings Policy SADM 29: Housing 

allocations in Welwyn  
General Development 

management policies  

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and in 

particular improve 
the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 

improved health for 
all? 

+ 

The site is within straight line walking distance of 

several types of community facility including:  

• Within 720m: Lloyds and Bridge Cottage 

Pharmacies, and Simmons Bakery.  
• Within 1,400m: Welwyn Garden City Industrial 

Area, The Garden City Practice, Knightsfield Dental 

Practice, Queen Victoria Memorial Hospital, 

Danesbury Neurological Centre, Katie’s Bakery, 

Tesco Express, General Store, The Butchers, The 

Wellington and The Steamer community facility, 

Welwyn Civic Centre and library, Welwyn Parish 

Centre, The Pavilion, White Hill Centre and five 

playgrounds including Sewells and Knightsfield 
playground. There are Greenspaces and parks at 

Guessens, Codicote Road, Glebe Road, Woods off 

Roman Road, Hawbush Rise, Singlers Marsh, 

Danesbury Park and Welwyn Playing Fields. Other 

facilities include Monks Walk School, Knightsfield 

School, Tenterfield Nursery School, Homerswood 

Primary and Nursery School, Templewood Primary 

School, Sherrardswood School and St Mary’s CE 

Primary School.  

 
The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 
and health inequalities.  

SADM 29 – need to achieve sufficient 

visibility splays in each direction.  

Appropriate design, layout and 

mitigation measures to achieve 

satisfactory internal and external noise 

levels and healthy residential 

environments.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 
property, taking 

into account climate 

change? 
0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 
fluvial and surface water flood risk, 

albeit of limited extent.  

SADM 29- Requires a sequential 

approach to layout and the use of 

SuDS to suitably manage surface 

water flood risk to, within and from the 

site.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 
reduce greenhouse 

gas emissions from 

transport? 

+ 
Proximity to employment and services: This site is 
within walking distance (720m) of a food/convenience 

store therefore a minor positive effect is assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

400m of five bus stops on a route, including three on 

London Road and two on Digswell Hill. This is likely to 

encourage the use of sustainable transport modes and 

therefore a significant positive effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution + 

Proximity to employment and services: This site is 

within 720m of a food/convenience store and therefore 

a minor positive effect is assumed.  

Not required  

++ 

Proximity to transport services: As this site is within 

400m of bus stops providing a six day a week service 

and a significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 
character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required  

-? 

Landscape character: This site was assessed as part 
of the Landscape Sensitivity Assessment 2019 as 

having low-moderate landscape sensitivity and 

therefore it is assumed that this site is as having minor 

negative effect.  

SP9: Place making and high quality 
design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

+? 

Previously Developed Land: This site was identified 

as partially Previously Developed Land and greenfield 

land therefore would have a minor positive effect with 

uncertainty relating to the appropriateness of the design 

of the development.  

Not required  

- 
Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

SP 9: Place making and high 

quality design- Proposals should 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) which is higher than 

the limited to no score given in relation to the site’s 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.   

relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

Proposals should be of an appropriate 

density that combines the efficient use 

of land, high quality design and 

respects for the character and context.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 
place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

-? 

While there are no cultural heritage assets adjacent to 

the site, it is within 1km of Welwyn Garden City 

Conservation Area, two scheduled monuments, namely 

Dicket Mead Roman villa and Lockleys Roman villa as 
well as several Listed Buildings within 1km of the site 

including The Old Cottage, The White Hart, Welwyn 

Design; Gunner, Butcher and Poulterer, Bridge House 

and Mill House and Garden Wall. Therefore, this site has 

the potential for a minor negative effect on the setting 

of those assets. 

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced.  

 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 
into account the 

impacts of climate 

change? 

-? 

Sandybottom Wood Local Wildlife Site is within 250m of 

the site but on the other side of the A1(M) motorway 

which is likely to already be affecting the Local Wildlife 

Site. Due to this, an uncertain negative effect is 
assumed for this site rather than a significant negative 

effect.  

 

 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 
management of ecological assets.  

4.8 Avoid water 

pollution 

-? 

The site is within an inner impact zone and therefore 

could have a minor negative effect on this SA objective.  

SP 10: Sustainable design and 

construction- water sensitive design 

principles should be integrated into 

development proposals to sustainably 

address water supply, consumption 

and quality.  

SADM 29- SuDS for the requisite 
number of treatment stages to prevent 

the pollution of groundwater.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

+? 

This site is located entirely within urban land according 

to the agricultural land classification and is previously 

developed land and therefore minor positive effect is 

assumed but with uncertainty.  

Not required  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 30 

homes which is less than 1% of the Borough’s housing 

target and therefore is assumed to have a negligible 

effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 

Affordable housing: The site provides the capacity for 

30 homes and therefore it is assumed the site would 

accommodate 30% affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 30 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 
Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’. 

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 
businesses and 

encourages a mixed 

and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City Town Centres or Hatfield Town 

Centre and therefore it is likely to have a negligible 

effect upon this SA objective.  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore 

a negligible effect is expected.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an 

uncertain significant positive effect may occur because 

it could be easier and more resource/cost efficient to 

expand those existing facilities to accommodate new 

residents as required, rather than building new schools 

to serve the new residents.  

Not required  
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The Vineyards, Codicote Road HS18/ Wel11 
 

Site – The Vineyards, 

Codicote Road 

HS18/ 

Wel11 

Potential 

Capacity 

30 dwellings Policy SADM 29: Housing 

allocations in Welwyn 
General Development 

management policies 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to reduced 

health inequalities, 

and in particular 

improve the health 
of those living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 

improved health for 

all? 

+ 

The site is within straight line walking distance of 

several types of community facility including:  

• Within 720m: Lloyds and Bridge Cottage 

Pharmacies, Katie’s Bakery, Tesco Express, General 
Store and Simmons Bakery.  

• Within 1,400m: Mr Naveed Osman Dentists, Queen 

Victoria Memorial Hospital, Danesbury Neurological 

Centre, The Wellington PH and The Steamer PH 

community facility, Welwyn Civic Centre and 

library, Welwyn Parish Centre, The Pavilion, White 

Hill Centre and two playgrounds . There are 

Greenspaces and parks at Guessens, Codicote 

Road, Glebe Road, Woods off Roman Road, 
Hawbush Rise, Singlers Marsh, Danesbury Park. 

Other facilities include Tenterfield Nursery 

School,and St Mary’s CE Primary School.  

• Other facilities within 1,400m include 

Sherrardswood Independent School and Welwyn 

Playing Fields. However these are located to the 

east of the A1(M) with limited access by walking or 

cycling modes and therefore will be less accessible 

to future residents travelling by these modes.  

 
The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 
and health inequalities. 

  

SADM 29– need to achieve sufficient 

visibility splays in each direction.  

Appropriate design, layout and 

mitigation measures to achieve 

satisfactory internal and external noise 

levels and healthy residential 

environments.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 
property, taking 

into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 
fluvial and surface water flood risk, 

albeit of limited extent.  

SADM 29-requires use of SuDS for 

surface run-off from access roads, car 

parking and amenity areas. 

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 
transport? 

+ 

Proximity to employment and services: This site is 

within 720m of food/convenience stores which can help 

to minimise travel distances and car use related 
greenhouse gases.  

Not required  

++ 

Proximity to transport services: This site is within 

400m of four bus stops on a route providing a six day a 

week service, including three on Codicote Road and one 

on Carlton Rise. This is likely to encourage the use of 

sustainable transport modes and therefore a significant 

positive effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution + 

Proximity to employment and services: This site is 

within walking distance of food/convenience stores and 

therefore a minor positive effect is expected.  

Not required  

++ 

Proximity to transport services: As this site is within 

400m of bus stops providing a six day a week service 

and a significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 
character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required  

-? 

Landscape character: This site was assessed as part 
of the Landscape Sensitivity Assessment 2019 as having 

low- moderate landscape sensitivity and therefore the 

effect is assumed to be minor negative.  

SP9: Place making and high quality 
design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required  

 - 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) which is higher than 

SP 9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, local 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

the limited to no score given in relation to the site’s 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.  

distinctiveness, wider townscape and 

landscape.  

Proposals should be of an appropriate 

density that combines the efficient use 

of land, high quality design and 

respects for the character and context.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 
distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

0 

While there are no cultural heritage assets adjacent to 

the site, it is between 250m and 1km of Welwyn 

Conservation Area and several listed buildings including 

Carlton Cottage, Milepost, New Place and Garden Walls, 

Ivy Cottage, 11a, High Street, The Rose and Crown 
Public House and 24, Church Street in Welwyn and 

Hatfield and Fulling Mill House and The Mill (James G 

Callcut (Welwyn) Limited) in North East Hertfordshire 

district.  

However, the site is located adjacent to an existing 

residential area along Codicote Road and the Singles 

Marsh Local Nature Reserve (LNR) provides screening to 

the site from Fulling Mill Lane to the west where the 

Listed Mill (James G Callcut (Welwyn) Limited) and 
Carlton Cottage are located. Furthermore, Codicote 

Road is a narrow winding road with existing residential 

homes, which are likely to mean that there will be 

limited visibility between the proposed site and the 

Listed Milepost. The setting of the proposed site and 

existing visual barriers such as the LNR and residential 

settlement also means that it is unlikely that there will 

be a direct impact on the Conservation Area and Listed 

Buildings, such as The Rose and Crown Public House.  

Therefore, although there is a potential for an uncertain 
minor negative effect, it is likely that given the local 

setting, the effect is likely to be negligible.  

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 

protected and enhanced.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

Singlers Marsh and Danesbury Park Local Nature 

Reserves/ Local Wildlife Sites are adjacent to the site. 

Therefore an uncertain significant negative effect is 

assumed for this site.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

4.8 Avoid water 

pollution 

-? 

The entire site is within the inner impact zone and 

therefore could have an uncertain minor negative effect 

on this SA objective.  

SP 10: Sustainable design and 

construction- water sensitive design 

principles should be integrated into 
development proposals to sustainably 

address water supply, consumption 

and quality.  

SADM 29- SuDS for the requisite 

number of treatment stages to prevent 

the pollution of groundwater.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 
and maximise the 

sustainable use of 

previously 

developed land 

- 

The majority of the site (approximately 90%) is located 

within urban land with the remainder in grade 3 

agricultural land according to the agricultural land 

classification. But the site is classed as a greenfield site 

and therefore a minor negative effect is assumed.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect  the 

best and most versatile agricultural 

land.  
 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 
identified local 

needs? 

0 

Amount of housing: The site provides capacity for 30 

homes which is less than 1% of the Borough’s housing 

target and therefore is assumed to have a negligible 

effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 
communities.  

++ 
Affordable housing: The site provides the capacity for 
30 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 30 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for ‘accessible 

and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location and 

quality of business 
and employment 

sites reflects the 

needs of local 

businesses and 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

encourages a mixed 

and greener 

economy? 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City Town Centres and therefore it is 

likely to have a negligible effect upon this SA objective. 

  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore 

a negligible effect is expected.  

Not required  

6.6 Provide access 

to training, skills 
development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an 
uncertain insignificant positive effect may occur because 

it could be easier and more resource/cost efficient to 

expand those existing facilities to accommodate new 

residents as required, rather than building new schools 

to serve the new residents.  

Not required  
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Fulling Mill Lane RA / Wel15 
 

Site - Fulling Mill 

Lane  

Wel15 Potential 

Capacity 

14 dwellings Policy  SADM 29: Housing 

allocations in Welwyn 

 
Development 

management policies 

 

SA Objective Likely  

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects ) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 
living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within a straight line walking distance of 

several types of community facility including: 

- Within 720m: Lloyds and Bridge Cottage 

Pharmacies, Katie’s Bakery, Tesco Express, 

General Store, BP Fuel and Shop and Simmons 
Bakery. 

- Within 1,400m: Queen Victoria Memorial 

Hospital, Danesbury Neurological Centre,   

Welwyn Civic Centre and library, Welwyn 

Parish Centre, The Pavilion, and Welwyn 

playing fields, which contains two playgrounds.  

Other facilities include Tenterfield Nursery 

School  and St Mary’s CE Primary School.   

- Other facilities nearby include, playing fields, 

football, tennis, bowling, Digswell Park, 
Knightsfield School (specialist school for 

hearing impaired), Sherrardswood 

Independent School and Monks Walk School 

secondary school.  However, these are all 

located to the west of the A1(M) and A1001 

Hertford Road and may therefore be less 

accessible to new residents travelling on foot / 

cycle. 

 
The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall, a minor positive effect is expected as new 

residents would have access to a range of existing 

services.   

SP 1: Sustainable Development- 

promotes the increased supply of 

housing and contributes to the 

reduction of social and health 

inequalities. 
 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 
property, taking 

into account 

climate change?   

0 

The site lies entirely within Flood Zone 1 and does not 

include flood storage areas; therefore a negligible effect 

is expected.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will be need to 
consider fluvial and surface water flood 

risk, albeit of limited extent. 

Long-term objective 4: Improving the environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

+ 

Proximity to employment and services: This site is 

within 720m of food/convenience stores, which can help 

to minimise travel distances and car use related 

greenhouse gases. 

Not required 

++ 

Proximity to transport services: This site is within 

400m of several bus stops on a route providing a six day 

a week service.  This is likely to encourage the use of 
sustainable transport modes and a significant positive 

effect is expected. 

Not required 

4.3 Avoid and 

reduce air pollution 
+ 

Proximity to employment and services: This site is 

within 720m of food/convenience stores, which can help 

to minimise travel distances and car use related 

greenhouse gases. 

Not required 

++ 

Proximity to transport services: This site is within 

400m of several bus stops on a route providing a six day 

a week service.  This is likely to encourage the use of 

sustainable transport modes and a significant positive 

effect is expected. 

Not required 

4.4 Protect and 

enhance open 
space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: The site is not located within existing open 

space and therefore for this specific issue, this site is 
assumed to have a negligible effect on open space. 

Not required SP 13: Infrastructure 

Delivery- Developers will be required 
to contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their proposals. 

-? 

Landscape character: This site was assessed as having 

low- moderate landscape sensitivity and therefore could 

have a minor negative effect on landscape character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

0 

Previously Developed Land: This site was identified as 

a greenfield site and therefore would have a negligible 

effect. 

Not required  
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects ) 

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement 

pattern (Local Purpose) and a limited or no contribution 

to preventing neighbouring towns from merging (Green 

Belt Purpose 2); therefore this site is assumed to have a 

minor negative effect against this specific issue. 

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape. 

4.5 Conserve and 

enhance the 

Borough’s 
character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

--? 

This site is adjacent to Welwyn Conservation Area, which 

contains several Grade II Listed Buildings including 

Milepost, New Place and Garden Walls, Ivy Cottage, 11a, 
High Street, The Rose and Crown Public House and 24, 

Church Street and Grade II* Listed Building, Guessens 

and grounds, which is in the immediate vicinity.  This 

site is also within 250m of Milepost Grade II Listed 

Building, north of Fulling Mill Lane.  Therefore, this site 

has the potential for a significant negative effect on the 

setting of those assets.  This site is within an Area of 

Archaeological Significance (AAs7) and development 

could have a minor negative effect on potential 
archaeological finds. 

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced. 
SP 15:  The Historic Environment 

of Welwyn Garden City- Proposals 

for new development should protect, 

conserve and where appropriate 

enhance its heritage assets. 

4.6 Protect and 
enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

This site is adjacent to Singlers Marsh Local Nature 
Reserve and Local Wildlife Site and within 250m of Link 

Road, Grange Hill Road Banks Local Wildlife Site.  

Therefore, for this particular objective a significant 

negative effect is expected.   

SP 11: Protection and 
enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. . 

4.8 Avoid water 

pollution 

    -? 

This site is located within an outer impact zone.  

Therefore is it is assessed as having a minor effect on 

this SA objective but with uncertainty with regard to 

construction activities and proposed mitigation. 

SP 10: Sustainable design and 

construction- water sensitive design 

principles should be integrated into 

development proposals to sustainably 

address water supply, consumption 
and quality.. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The site is located within urban land according to the 

agricultural land classification, but is a 

greenfield site and therefore minor negative is assumed. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 14 

homes which is less than 1% of the Borough’s housing 

target and therefore is assumed to have a negligible 

effect. 

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities 

++ 

Affordable housing: The site provides the capacity for 

14 homes and therefore it is assumed the site would 

accommodate 25% affordable dwellings. 

Not required 

++ 

Dwellings for older people: The site provides the 

capacity for 14 homes and therefore it is assumed the 

site would include 20% of dwellings meeting Building 

Regulations Part M4(2) standards for ‘accessible and 
adaptable dwellings’.  

Not required 

Long-term objective 6: A thriving economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 
and encourages a 

mixed and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.   

Not required 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town 

Centre and therefore is likely to have a negligible effect. 

Not required 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore 

a negligible effect is expected. 

Not required 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects ) 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an uncertain 

significant positive  effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.   

Not required 
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Foxes Lane HS35/ GTLAA01 
 

Site – Foxes Lane  HS35/ 

GTLAA01 

Potential 

Capacity 

12 pitches Policy SADM 30: Site allocation in 

Welham Green 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to reduced 

health inequalities, 

and in particular 

improve the health 
of those living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 

improved health for 

all? 

+ 

The site is within straight line walking distance of 

several types of community facility including: 

• Within 720m: Kean Pharmacy, Convenience Store, 

Newsagent, Londis, Butchers, Happy Shopper, 
Proteus Fuel and Shop. 

• Within 1,400m: Travellers Lane employment area, 

Welham Green Dental Surgery, Potterells Medical 

Centre, Welham Green Community Centre, 

allotments, the Sibthorpe Arms and The Hope and 

Anchor Public Houses, Welham Green Recreation 

Ground and Millwards Recreation Ground, 

playgrounds, playing fields (football pitch and 

tennis courts). Other facilities include North 
Mymms Youth and Community Centre, St Mary’s 

School and, Brookmans Park Primary School. 

 

It should be noted that some of the community facilities 

including the Kean Pharmacy, Convenience Store, 

Newsagent, Londis, Butchers, Happy Shopper, Proteus 

Fuel and Shop Travellers Lane employment area, the 

allotments and Welham Green Dental Surgery are 

located to the west of the trainline, but will accessible to 

future residents via Dixons Hill Road. 
The site is not within an area classified as being within 

20% of the most deprived areas nationally. 

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services. 

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 
and health inequalities.  

SADM 30- Mitigate noise pollution 

from the railway  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 
property, taking 

into account climate 

change? 0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 
fluvial and surface water flood risk, 

albeit of limited extent.  

SADM 30 Flood Risk Assessment will 

be required to assess the risk of 

surface water flooding and fluvial flood 

risk from the adjacent ordinary 

watercourse.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is 

within walking distance of an Employment Area 

(accessible to future residents via Dixons Hill Road) and 

therefore a significant positive effect is expected.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Welham Green Station and within 400m of 

four bus stops on a route providing a six day a week 

service, including one on Dixons Hill Rd, one on Great 

North Road and two stops at Welham Green Railway 
Station. This is likely to encourage the use of 

sustainable transport modes and therefore a significant 

positive effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution 
++ 

Proximity to employment and services: This site is 

within walking distance of an Employment Area 

(accessible to future residents via Dixons Hill Road) and 

therefore a significant positive effect is expected.  

Not required  

++ 

Proximity to transport services: As this site is within 

1,400m of Welham Green Station and within 400m of 

bus stops providing a six day a week service and a 

significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 
character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required  

-? 

Landscape character: This site was assessed as 

having low- moderate landscape sensitivity and 

therefore could have a minor negative effect on 

landscape character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required  

0 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

limited or no contribution to maintaining the existing 

settlement pattern (Local Purpose) and a limited or no 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a negligible effect against this specific 

issue.  

SP 9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

Proposals should be of an appropriate 

density that combines the efficient use 

of land, high quality design and 
respects for the character and context.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 
their settings? 

-? 

While there are no cultural heritage assets adjacent to 

the site, it is within 250m of Hatfield House park and 

gardens. The site is also within 1km of several listed 

buildings including Skimpans Farm, Crawford Cottages, 

Numbers 9 and 31 Station Road, Woodbine Cottage and 

The Hope And Anchor Public House.  

This site is approximately 210m from the Registered 

Park and Garden and is screened by existing housing 

and a café along the A1000. Beyond these to the south, 

there is also further screening provided by a field with 
trees and shrubbery, which appears to be used for 

vehicle storage and caravan site, and further south a 

small dwelling. Therefore, it is considered that 

development of this site is unlikely to have a significant 

negative effect on the Registered Park and Garden, but 

may have a minor negative effect.  

Not required but SP1: Delivering 

Sustainable Development and 

SADM15: Heritage - heritage assets 

should be protected and enhanced.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 
impacts of climate 

change? 

--? 

Millward's Park Local Wildlife Site is within 250m of the 

site with a further two sites namely Meadow N. of 

Peplins Wood, Marshmoor Lane Grassland Strip Local 

Wildlife within 400m of the site. Therefore an uncertain 

significant negative effect is assumed for this site.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  
SADM 30- avoid and mitigate any 

potential impact on Water End SSSI.  

4.8 Avoid water 

pollution 

0 

The site is not within the inner or outer impact zones 

therefore could have a negligible effect on this SA 

objective.  

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 
agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The majority of the site (approximately 95%) is located 

within urban land with the remainder in grade 3 

agricultural land according to the agricultural land 

classification, but it is a greenfield site and therefore 
minor negative effect is assumed.  

SADM 30: Secure any necessary 

upgrades to wastewater infrastructure.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 
identified local 

needs? 

++ 

Amount of housing: The site provides capacity for 12 

pitches which is more than 5% of the Borough’s need 

and therefore is assumed to have a significant positive 

effect.  

Not required  

0 

Affordable housing: Gypsy and Traveller sites are not 
required to make affordable provision due to viability 

evidence. They are therefore assessed as having a 

negligible effect.  

Not required but SP1 Delivering 
Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities. 

0 

Dwellings for older people: Gypsy and Traveller sites 

are not required to make Building Regulations Part 

M4(2) standards for 'accessible and adaptable dwellings' 

(or updated equivalent).. They are therefore be 

assessed as having a negligible effect (0).  

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the 
supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy? 

0 

This site is not located within an Employment Area and 
therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 
attraction of 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

Welwyn Garden City 

and Hatfield town 

retail centres? 

therefore it is likely to have a negligible effect upon this 

SA objective.  

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore 

a negligible effect is expected.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an 

uncertain significant positive effect may occur because 

it could be easier and more resource/cost efficient to 

expand those existing facilities to accommodate new 

residents as required, rather than building new schools 
to serve the new residents.  

Not required  
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Unit 1 – 3 Welham Manor WeG1  
 

Site – Unit 1 – 3 

Welham Manor 

WEG1 Potential 

Capacity 

10 to 16 dwellings Policy SADM 30: Housing 

allocations in Welham 

Green 

 

General Development 

management policies  
 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 
 

1.2 …lead to 

improved health for 

all? 

+ 

 The site is within straight line walking distance of 

several types of community facility including: 

• Within 720m: Kean Pharmacy, Fresh Fruit 

and veg, Londis, Proteus Fuel and Shop, 

Newsagent and Happy Shopper 

• Within 1,400m: Travellers Lane employment 

area, The Hope and Anchor and The 

Sibthorpe Arms Public Houses, Welham Green 

Bowls Club, Playing fields (football pitch and 

tennis courts), Welham Green Community 
Centre, North Mymms Memorial Hall, 

Brookmans Park Golf Club, Welham Green 

Recreation Ground, Millwards Recreation 

Ground and Summerfield playgrounds, 

Welham Green Dental Surgery, Potterells 

Medical Centre, Hatfield House Park. Other 

facilities include Willowbrook Nursery, St Mary 

CE and Brookmans Park Primary Schools, 

 
It should be noted that some of the community facilities 

including Brookmans Park Primary School and Welham 

Brookmans Park Golf Club are located to the east of the 

trainline, but will accessible to future residents via 

Dixons Hill Road. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally. 

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 
services. 

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is 

within walking distance of an Employment Area and 

therefore a significant positive effect is expected.   

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Welham Green rail Station and 400m of 

several bus stops on a route providing a six day a week 

service, including two on Station Rd and five on Dixons 

Hill Rd. This is likely to encourage the use of sustainable 

transport modes and therefore a significant positive 

effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution ++ 

Proximity to employment and services: This site is 

within walking distance of an Employment Area and 

therefore a minor positive effect is expected.  

Not required  

++ 

Proximity to transport services: As this site is within 

1,400m of Welham Green rail Station and 400m of bus 
stops providing a six day a week service and a 

significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required  

0 

Landscape character: This site was assessed as 

having low landscape sensitivity and is therefore 

considered to have a negligible effect on landscape 

character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

++? 

Previously Developed Land: This site was identified 

as Previously Developed Land and therefore would have 

a significant positive effect with uncertainty relating to 

the appropriateness of the design of the development.  

Not required  

- 
Retaining local distinctiveness: The WHBC Green 
Belt Study Stage 3 (2019) scored the site as having a 

SP 9: Place making and high 
quality design- Proposals should 

Page 1116



C-57 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.  

relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

Proposals should be of an appropriate 

density that combines the efficient use 

of land, high quality design and 

respects for the character and context.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 
place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

0 

While there are no cultural heritage assets adjacent to 

the site, it is between 250m and 1km of Hatfield House 

Registered Park and several Listed Buildings on station 

Road including The Hope and Anchor Public House, 9, 
Station Road, 31, Station Road, Woodbine Cottage and 

Crawford Cottages. However, many of the Listed 

Buildings are located within the existing settlement at 

Welham Green, which would provide screening from the 

proposed site. 

Furthermore, the settlement, railway and the associated 

infrastructure would also provide screening between the 

proposed site and the Registered Park and Garden. 

Therefore, although there is a potential for an uncertain 
minor negative effect, it is likely that given the local 

setting, the effect is likely to be negligible. 

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 

protected and enhanced.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

-? 

Water End Swallow Holes Site of Special Scientific 

Interest is within 500m of the site. Therefore an 

uncertain minor negative effect is assumed for this site.  

 

Water End Swallow Holes is also designated as a SSSI 

for geodiversity. Development of this site is not 

considered to have an effect on the geological features 

of the SSSI.  

 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets 

4.8 Avoid water 

pollution 

-? 

The whole site is within an inner impact zone and 

therefore could have an uncertain minor negative effect 
on this SA objective.  

SP 10: Sustainable design and 

construction- water sensitive design 
principles should be integrated into 

development proposals to sustainably 

address water supply, consumption 

and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 
previously 

developed land 

+? 

The majority of the site (approximately 98%) is 

classified as urban land (according to the agricultural 

land classification) with the remainder grade 3 

agricultural land, but the site is previously developed 

land and therefore a minor positive effect is assumed 

but with uncertainty.  

 

Not required 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 10 

- 16 homes which is less than 1% of the Borough’s 

housing target and therefore is assumed to have a 

negligible effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++? 

Affordable housing: The site provides the capacity for 

10 -16 homes therefore it is assumed the site would 

accommodate 35% affordable dwellings. Therefore, a 
significant positive effect is expected, with uncertainty 

to reflect the possibility of the number of homes coming 

forward being below the 11 homes threshold.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 10 - 16 homes and therefore it is assumed 

the site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the 
supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy? 

0 

This site is not located within an Employment Area and 
therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden City 

0 

This site is not within walking distance (1,400m) of 

Hatfield or Welwyn Garden City Town Centres and 
therefore it is likely to have a negligible effect upon this 

SA objective.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

and Hatfield town 

retail centres? 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore 

a negligible effect is expected.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an 

uncertain significant positive effect may occur because 

it could be easier and more resource/cost efficient to 

expand those existing facilities to accommodate new 

residents as required, rather than building new schools 

to serve the new residents.  

Not required  
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South of Welham Manor, WeG3 
 

Site - South of Welham 

Manor 

WeG3 

  

Potential 

Capacity 

45 

dwellings 

Policy  General Development management 

policies 

 
SA Objective Likely  

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 
for all? 

+ 

The site is within straight line walking distance of 

several types of community facility including: 

 
- Within 720m: Kean Pharmacy, Welham 

Green Dental Surgery, Fresh Fruit and veg, 

Londis, Proteus Fuel and Shop, Newsagent, 

Simmons Bakery and Happy Shopper. 

- Within 1400m: Welham Green Bowling Club, 

allotments, several areas of amenity 

greenspace, St. Thomas More church and 

grounds, St Mary Primary School, Southfield 

Special Needs School, Willowbrook Nursery, 
Brookmans Park Primary School and 

Travellers Lane Employment Site. 

It should be noted that some of the community 

facilities including Brookmans Park Primary School and 

Welham Brookmans Park Golf Club are located to the 

east of the trainline, but will accessible to future 

residents via Dixons Hill Road. 

 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  
 

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.   

Not required, but SP 1: Sustainable 

Development- promotes the increased 

supply of housing and contributes to the 
reduction of social and health 

inequalities. 

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 
into account 

climate change?   

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed 

to have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, albeit 
of limited extent. 

Long-term objective 4: Improving the environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is 

within walking distance of Travellers Lane Employment 

Area and within 720m of five food/convenience stores 

therefore a significant positive effect is expected. 

Not required 

++ 

Proximity to transport services: This site is within 

1400m of Welham Green rail Station and 400m of 
several bus stops on a route providing a six day a 

week service, including two on Station Rd and five on 

Dixons Hill Rd. This is likely to encourage the use of 

sustainable transport modes and therefore a significant 

positive effect is expected. 

Not required 

4.3 Avoid and 

reduce air pollution 
++ 

Proximity to employment and services: This site is 

within walking distance of Travellers Lane Employment 

Area and within 720m of five food/convenience stores 

therefore a significant positive effect is expected. 

Not required 

++ 

Proximity to transport services: As this site is within 

1400m of Welham Green rail Station and 400m of bus 

stops providing a six day a week service and a 
significant positive effect is expected. 

Not required 

4.4 Protect and 
enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: The site is not located within existing 
open space and therefore for this specific issue, this 

site is assumed to have a negligible effect on open 

space.    

Not required 

-? 

Landscape character: This site was assessed as having 

moderate landscape sensitivity and therefore could 

have a minor negative effect on landscape character.   

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local distinctiveness, 

wider townscape and landscape. 

+? 

Previously Developed Land: This site was identified as 

a mix of previously developed land greenfield , 

therefore would have a minor positive uncertain effect. 

Not required 

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern and (Local Purpose) and a partial 
contribution to preventing neighbourhood towns from 

merging (Green Belt Purpose 2); therefore this site is 

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

assumed to have a minor negative effect against this 

specific issue. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, and 

their settings? 

-? 

This site is between 250m and 1km of fourteen Grade 

II Listed Buildings and Hatfield House Registered Park 

and Garden. Therefore, a minor negative effect is 

expected although this is uncertain as the actual 

effects on historic assets will depend on the exact 

siting, scale and type of development and 

opportunities which may exist to enhance the setting 

of heritage features, or protect their settings through 

screening.  

SP1: Delivering Sustainable 

Development and SADM15: Heritage 

- heritage assets should be protected 

and enhanced. 

 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 

-? 

Water End Swallow Holes Site of Special Scientific 

Interest is within 500m of the site. Development of 

this site is not considered to have an effect on the 

geological features of the SSSI. The site is also 

between 250m and 500m of Bush Wood LWS. 

Therefore, an uncertain minor negative effect is 

assumed for this site.  

 

SP 11: Protection and enhancement 

of critical environmental assets- 

Appropriate protection, enhancement 

and management of ecological assets.  

4.8 Avoid water 

pollution 

    -? 

The site is within an inner source protection zone, 

therefore a minor negative effect is expected although 
this is uncertain and dependent on the construction 

activities and mitigation that would be employed.  

SP 10: Sustainable design and 

construction- water sensitive design 
principles should be integrated into 

development proposals to sustainably 

address water supply, consumption and 

quality. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 
previously 

developed land 

- 

The majority of the site is located within grade 3 

agricultural land with the remainder in urban land in 

according to the agricultural land classification, but it is 

a greenfield site and therefore a minor negative effect 

is assumed.   

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the best 

and most versatile agricultural land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 45 

homes which is less than 1% of the Borough’s housing 

target and therefore is assumed to have a negligible 

effect. 

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 

45 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. 

Not required 

++ 

Dwellings for older people: The site provides the 

capacity for 45 homes and therefore it is assumed the 
site would include  20% of dwelling to meet Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent).  

Not required 

Long-term objective 6: A thriving economy 

6.1 ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 
of local businesses 

and encourages a 

mixed and greener 

economy?   

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective. 

 

Not required  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail centres? 

0 

This site is not within walking distance (1400m) of 

Hatfield or Welwyn Garden City Town Centres and 

therefore it is likely to have a negligible effect upon 

this SA objective.  

Not required 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is 

not within a preferred area for mineral extraction, 
therefore a negligible effect is expected.   

Not required 

6.6 Provide access 

to training, skills 

development and 
lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an 

uncertain significant positive  effect may occur because 
it could be easier and more resource/cost efficient to 

expand those existing facilities to accommodate new 

residents as required, rather than building new schools 

to serve the new residents.   

Not required 
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Marshmoor SDS7 / WeG4b 

Site - Marshmoor SDS7 / 

WeG4b

  

Potential 

Capacity 

Mixed use, 80 homes and 40,500 

sqm of employment space 

Policy SP 23: Marshmoor 

Policy Area (SDS7 and 

wider area) 

General Development 

Management policies 

 
SA Objective Likely  

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 
the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

 

 

1.2 …lead to 
improved health 

for all? 

+ 

The site is within straight line walking distance (1,400m) 

of two residential areas - Welham Green and a 

residential area in South Hatfield which is bounded 

roughly by Oxlease Drive, Woods Avenue, Bishops Rise 
and South Way (A1001) and a range of community 

facilities including: 

- Kean Pharmacy, Convenience Store, 

Newsagent, Londis, Butchers, Happy Shopper,  

Welham Green Dental Surgery, Proteus Fuel 

and Shop, Potterells Medical Centre, The 

Sibthorpe Arms and The Hope and Anchor 

Public Houses, Welham Green Recreation 

Ground and Millwards Recreation Ground, 
playgrounds, playing fields (football pitch and 

tennis courts) and Welham Green Community 

Centre, Welham Green Bowls Club, allotments, 

Other facilities include Willowbrook Nursery, 

De Havilland Primary School and Pre-school, 

St Mary’s School, Brookmans Park Primary 

School and Travellers Lane employment area 

It should be noted that some of the community facilities 

including the Kean Pharmacy, Convenience Store, 

Newsagent, Londis, Butchers, Happy Shopper, Proteus 
Fuel and Shop, Travellers Lane employment area, the 

allotments and Welham Green Dental Surgery are 

located to the west of the trainline, but will accessible to 

future residents via Dixons Hill Road. 

The site is also very close to Welham Green Rail Station 

and within 400m of several bus stops, including seven 

on Great North Road and three at Welham Green 

Railway Station, (Stops A and B and Urbis Site) which 

could encourage walking and improve the health of 
workers and residents.  

The site is within walking distance (1,400m) of two areas 

within the 20-40% most deprived areas within the 

district (English Indices of Deprivation), namely Welwyn 

Hatfield 011B and Welwyn Hatfield 014A.   

Overall a minor positive effect is expected as new 

employment provision would help residents to access to 

a range of new employment opportunities and residents 

of the housing development would have access to a 

range of existing services. 

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 
and health inequalities. 

 

SP 23-improvements should be made 

for pedestrians, wheelchair users and 

cyclists. 

The siting and design of development, 

including the use landscaping and 

buffers, should support the mitigation 

of air and noise pollution arising from 
the railway and A1000.  

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account 

climate change?   

0 

The site lies entirely within Flood Zone 1 and does not 

include flood storage areas; therefore a negligible effect 

is expected. 

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent. 

SP 23 -  Flood Risk Assessment, 

informed by detailed hydraulic models 

where necessary, that takes account of 
all sources of flood risk, in particular 

fluvial flood risk from ordinary 

watercourses and surface water flood 

risk.  

Use of SUDS should be prioritised to 

manage surface water runoff and flood 

risk.  

A sequential approach to layout within 

SDS7 should be adopted so that built 
development is confined to Flood Zone 

1 and avoids areas identified as being 

at high risk of surface water flooding.  

Long-term objective 4: Improving the environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to housing and employment: This site is within 

walking distance of two residential areas and 

employment areas therefore a significant positive effect 

is expected as there is the potential for the employment 

uses to employ local people and residents to find work 

Not required, but SP 23 states 

vehicular access should be taken from 

the Dixons Hill Road/A1000. 

Rail and bus transport accessibility 

improvements should be made 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

locally therefore potentially reducing greenhouse gas 

emissions from transport. 

including improved bus stop facilities 

and support for bus services that serve 

the Marshmoor Policy Area. 

++ 

Proximity to transport services: This site is within 

1,400m of Welham Green Rail Station and within 400m 

of several bus stops on routes providing a six day a 

week service. This is likely to encourage the use of 

sustainable transport modes and therefore a significant 

positive effect is expected.  

Not required 

 

++ 

Proximity to housing and employment: This site is within 

walking distance of two residential areas and 

employment areas therefore a significant positive effect 
is expected as there is the potential for the employment 

uses to employ local people and residents to find work 

locally therefore potentially reducing air pollution. 

Not required 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to transport services: As this site is within 

1,400m of Welham Green Rail Station and within 400m 

of bus stops providing a six day a week service a 

significant positive effect is expected. 

Not required, but SP 23 states 

vehicular access should be taken from 

the Dixons Hill Road/A1000. 

Rail and bus transport accessibility 

improvements should be made 

including improved bus stop facilities 

and support for bus services that serve 

the Marshmoor Policy Area. 

4.4 Protect and 

enhance open 
space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: The site is not located within existing open 

space, and therefore this site is assumed to have a 
negligible effect on open space.    

Not required 

-? 

Landscape character: This site was assessed as having 

low to moderate sensitivity therefore it is assumed to 

have a minor negative effect with uncertainty on 

landscape character.   

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

SP 23- Proposals will be required to 

adopt a high quality landscape-led 

approach to design that prioritises 

significant planting of tree and shrub 

species that maintain and enhance a 
verdant setting across the Marshmoor 

Policy Area. 

Proposals will be expected to retain a 

substantial set back of buildings from 

the A1000 in order to help mitigate 

heritage impacts and noise and air 

pollution.  

Proposals on land within close 

proximity to the A1000 will be required 
to incorporate high quality and 

extensive tree planting.  

Building heights should be restricted 

and the boundaries to existing 

residential development are 

appropriately designed and landscaped 

to protect the amenity of those 

residents.  

 

+? 

Previously Developed Land: This site was identified as a 

mix of Greenfield and Previously Developed Land and 
therefore would have a minor positive effect with 

uncertainty relating to the appropriateness of the design 

of the development. 

Not required 

0 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a limited 

or no contribution to maintaining the existing settlement 

pattern (Local Purpose) and a limited or no contribution 

to preventing neighbouring towns from merging (Green 

Belt Purpose 2); therefore this site is assumed to have a 

negligible effect against this specific issue. 

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced. 

 

4.5 Protect and 

enhance the 

Borough’s 
character, sense of 

place and local 

distinctiveness, 

historic and 

cultural assets? 
--? /+? 

Hatfield House Registered Park is adjacent to this site 

and there are several listed buildings between 250m and 

1km of the site including Skimpans Farm, Crawford 
Cottages, Numbers 9 and 31 Station Road, Woodbine 

Cottage and The Hope And Anchor Public House.   

The Listed Buildings are all within the existing settlement 

at Welham Green and therefore likely to be screened 

from the proposed sites.  Therefore, with regards to 

these specific assets, it is considered that the effect of 

development on these specific assets is likely to be 

negligible.  

The site is opposite Hatfield House Registered Park and 

Garden on the eastern side of the A1000 and lies 
between existing housing and an area used for retail and 

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 
protected and enhanced. 

SP 23- A Heritage Impact Assessment 

may be required for development 

proposals, which should inform the 

siting, layout, scale and overall design 

of development so that substantial 

harm to heritage assets is avoided 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

light industry. Much of the site is set back from the road 

and behind existing development, and is partly on 

previously developed land. However, a large proportion 

of the site is currently greenfield.  It is a substantial site, 

and there is potential that its development will have a 

significant negative effect on the Registered Park, 

particularly the southern section abutting Dixons Hill 

Road. 

The proximity of the site to the Registered Park may also 
give rise to opportunities for the development of this site 

to improve the setting of the cultural asset and an 

uncertain minor positive effect is therefore given.  

Overall, the site is expected to a mixed significant 

negative and minor positive effect. 

4.6 Protect and 

enhance 

biodiversity, taking 

into account the 

impacts of climate 

change? 
-- 

Marshmoor Lane Grassland Strip Local Wildlife Site is 

within the boundary of the site, while Millward's Park 

Local Wildlife Site is within 250m of the site but is 

separated by the A1000 Great North Road. Therefore a 

significant negative effect is assumed for this site. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

SP 23- provide appropriate protection, 
and where possible enhancement, of 

identified wildlife sites and critical 

environmental assets that would be 

affected, notably Millwards Park and 

the Marshmoor Lane Grassland Strip 

Wildlife Sites and Water End SSSI. 

4.8 Avoid water 

pollution 

    0 

The site is not within the inner or outer impact zones 

and therefore a negligible effect is assumed. 

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 
consumption and quality.  

SP 23- Establish the need for 

wastewater infrastructure upgrades 

and the feasibility and deliverability of 

solutions to support development of 

the site. 

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 
and maximise the 

sustainable use of 

previously 

developed land 

+/- 

The site is spread across urban, non-agricultural and 

grade 3 agricultural land according to the agricultural 

land classification, but it is a mixture of previously 

developed land and greenfield land and therefore the 

effect is assumed to be mixed.   
 

 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 
identified local 

needs? 

0 

Amount of housing: The site provides capacity for 80 

homes which is less than 1% of the Borough’s housing 

target and therefore is assumed to have a negligible 

effect. 

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 
communities. 

++ 
Affordable housing: The site provides the capacity for 80 
homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. 

Not required 

++ 

Dwellings for older people: The site provides the capacity 

for 80 homes and therefore it is assumed the site would 

include 20% of market dwellings meeting Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent). 

Not required 

Long-term objective 6: A thriving economy 

6.1 Ensure the 

supply, location 

and quality of 
business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy? 

++ 

This site is identified for mixed use including (80 homes 

a), 40,500 sqm of employment space and will therefore 

deliver more than 5% (6,900 sqm) of the required net 
increase of 138,000 sq m of employment is required in 

the 2013 to 2032 according to the Economy Study 

Update (2015). 

Therefore would have a significant positive effect on this 

objective. 

Not required 

6.2 …encourage 

economic 

investment in 

those areas most 
in need of 

regeneration, in a 

way that will 

benefit those most 

+ 

This site is within walking distance (1,400m) of an area 

within the 20-40% most deprived areas within the 

District (English Indices of Deprivation) and the provision 

of employment land is therefore assumed to have a 
minor positive effect on this SA objective. 

Not required 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

in need of 

rewarding 

employment?  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town 

Centre and therefore is likely to have a negligible effect. 

Not required 

6.4 …sustain rural 

communities and 
their economies, 

small businesses 

and other rural 

diversification, 

while protecting 

rural character?  

+? 

The site is located within Welham Green and could help 

to sustain rural communities and their economies, 
therefore an uncertain minor positive on this objective. 

Not required 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction. 

Not required 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 
meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of several education establishments and therefore a 

potential significant positive effect may occur because it 

could be easier and more resource/cost efficient to 
expand those existing facilities rather than building new 

schools to serve new residents. 

The effects of employment development on this 

objective are unknown as the type of opportunities for 

training and skills development are not known. 

Not required 
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Skimpans Farm, Bulls Lane WeG6  

Site – Skimpans 

Farm, Bulls Lane 

WeG6 Potential 

Capacity 

73 dwellings Policy SADM 30: Housing 

allocations in Welham 

Green 

 

General Development 

management policies 
 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to reduced 

health inequalities, 

and in particular 

improve the health 

of those living in 

communities 

characterised by 

relatively poor 

health? 
 

1.2 …lead to 

improved health for 

all? 

+ 

The site is within straight line walking distance of 

several types of community facility including:  

• Within 720m: Kean Pharmacy, Convenience Store, 

Newsagent, Londis, Butchers, Happy Shopper, 

Proteus Fuel and Shop.  

• Within 1,400m: Travellers Lane and Marshmoor 

employment areas, Welham Green Dental Surgery, 

Potterells Medical Centre, Welham Green 

Community Centre, allotments, The Sibthorpe 
Arms and The Hope and Anchor Public Houses, 

Welham Green Recreation playground, playing 

fields (football pitch and tennis courts) and 

Welham Brookmans Park Golf Club. Other facilities 

include North Mymms Youth and Community 

Centre, St Mary’s School, and Brookmans Park 

Primary School.  

 

It should be noted that some of the community facilities 
including Brookmans Park Primary School and Welham 

Brookmans Park Golf Club are located to the east of the 

trainline, but will accessible to future residents via 

Dixons Hill Road.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change? 

- 

Approximately 12.2% of the site is located within flood 

zone 2 and 9.9% of the site is within flood zone 3. 

Therefore, the site is assumed to have a minor negative 

effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 
reduce greenhouse 

gas emissions from 

transport? 

++ 
Proximity to employment and services: This site is 
within walking distance of an Employment Area and 

therefore a significant positive effect is expected.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Welham Green Station and within 400m of 

two bus stops at Welham Green, Station Rd, which 

provide a six day a week service. This is likely to 

encourage the use of sustainable transport modes and 

therefore a significant positive effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution ++ 

Proximity to employment and services: This site is 

within walking distance of an Employment Area and 

therefore a significant positive effect is expected.  

Not required  

++ 

Proximity to transport services: As this site is within 

1,400m of Welham Green Station and within 400m of 

bus stops providing a six day a week service and a 

significant positive effect is expected.  

Not required  

4.4 Protect and 
enhance open space 

and landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 
open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required  

-? 

Landscape character: This site was assessed as 

having moderate landscape sensitivity and therefore 

could have a minor negative effect on landscape 

character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required  

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 
heritage and 

cultural assets, and 

their settings? 

--? 

The site surrounds Skimpans Farm Grade II Listed 

Buildings. Therefore, this site has the potential for a 

significant negative effect on the setting of those assets.  

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 

protected and enhanced.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

Meadow N. of Peplins Wood Local Nature Reserve and 

Water End Swallow Holes Site of Special Scientific 

Interest are both within 250m of the site. Therefore an 

uncertain significant negative effect is assumed for this 

site.  

Water End Swallow Holes is also designated as a SSSI 

for geodiversity. Development of this site is not 

considered to have an effect on the geological features 
of the SSSI.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

4.8 Avoid water 

pollution 

-? 

The site is within the inner impact zone and therefore 

could have an uncertain minor negative effect on this 

SA objective.  

SP 10: Sustainable design and 

construction- water sensitive design 

principles should be integrated into 

development proposals to sustainably 

address water supply, consumption 

and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 
and maximise the 

sustainable use of 

previously 

developed land 

- 

The majority of the site (approximately 75%) is located 

within urban land with the remainder in grade 3 

agricultural land according to the agricultural land 

classification, but it is a greenfield site and therefore 

minor negative effect is assumed.  
 

 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 
needs? 

0 

Amount of housing: The site provides capacity for 73 

homes which is less than 1% of the Borough’s housing 

target and therefore is assumed to have a negligible 

effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 
Affordable housing: The site provides the capacity for 
73 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 73 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location and 

quality of business 
and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 
and Hatfield town 

retail centres? 

0 

This site is not within walking distance (1,400m) of 

Hatfield or Welwyn Garden City Town Centres and 

therefore it is likely to have a negligible effect upon this 

SA objective.  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore 

a negligible effect is expected.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an 

uncertain significant positive effect may occur because 

it could be easier and more resource/cost efficient to 

expand those existing facilities to accommodate new 

residents as required, rather than building new schools 

to serve the new residents.  

Not required  
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Dixon Hill Road WeG10  

Site – Dixon Hill Road  WeG10 Potential 

Capacity 

120 dwellings Policy SADM 30: Housing 

allocations in Welham 

Green 

 

General Development 

management policies  
 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 

improved health for 
all? 

+ 

The site is within straight line walking distance of 

several types of community facility including:  

• Within 720m: Kean Pharmacy, Fresh Fruit and 
veg, Londis, Proteus Fuel and Shop, Newsagent 

and Happy Shopper  

• Within 1,400m: Travellers Lane employment area, 

The Hope and Anchor and The Sibthorpe Arms 

Public Houses, Welham Green Bowls Club, Playing 

fields (football pitch and tennis courts), Welham 

Green Community Centre, North Mymms Memorial 

Hall, Welham Green Recreation Ground, Millwards 

Recreation Ground and Summerfield playgrounds, 

Welham Green Dental Surgery, Potterells Medical 
Centre, Hatfield House Park. Other facilities include 

Willowbrook Nursery, St Mary CE and Brookmans 

Park Primary Schools, The site is not within an 

area classified as being within 20% of the most 

deprived areas nationally.  

 

It should be noted that some of the community facilities 

including Brookmans Park Primary School are located to 

the east of the trainline, but will accessible to future 
residents via Dixons Hill Road.  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 
contributes to the reduction of social 

and health inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 
into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed 

to have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 
albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is 

within walking distance of an Employment Area and 

therefore a significant positive effect is expected.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Welham Green rail Station and 400m of five 

bus stops on a route providing a six day a week service, 

all of which are located on Dixons Hill Rd. This is likely 

to encourage the use of sustainable transport modes 
and therefore a significant positive effect is expected.   

Not required  

4.3 Avoid and 

reduce air pollution ++ 

Proximity to employment and services: This site is 

within walking distance of an Employment Area and 

therefore a minor positive effect is expected.  

Not required  

++ 

Proximity to transport services: As this site is within 

1,400m of Welham Green rail Station and 400m of bus 

stops providing a six day a week service and a 

significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open 

space and 

landscape 

character, retaining 

local 
distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required  

-? 

Landscape character: This site was assessed as 

having moderate landscape sensitivity and therefore 

could have a minor negative effect on landscape 

character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 
negligible effect.  

Not required  

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.  

distinctiveness, wider townscape and 

landscape.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 
environment, 

heritage and 

cultural assets, and 

their settings? 

0 

While there are no cultural heritage assets adjacent to 

the site, it is between 250m and 1km of several Listed 

Buildings on Station Road including The Hope and 

Anchor Public House, 9, Station Road, 31, Station Road, 

Woodbine Cottage and Crawford Cottages. However, 

many of the Listed Buildings are located within the 

existing settlement at Welham Green, which would 
provide screening from the proposed site. Therefore, 

although there is a potential for an uncertain minor 

negative effect, it is likely that given the local setting, 

the effect is likely to be negligible.  

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

Bush Wood (Welham Green) Local Wildlife is adjacent to 

the site. Therefore an uncertain significant negative 

effect is assumed for this site.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

4.8 Avoid water 
pollution 0 

The site is not within an inner or outer impact zone 
therefore it is assumed that there will be a negligible 

effect on this SA objective.  

Not required  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The whole site is located within grade 3 agricultural 

land according to the agricultural land classification, and 

is a greenfield site and therefore minor negative is 

assumed.  

 

Policy SP 11: Protection and  

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land.  

 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 

120 homes which is less than 1% of the Borough’s 

housing target and therefore is assumed to have a 

negligible effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 

Affordable housing: The site provides the capacity for 

120 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 120 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 
‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 

businesses and 
encourages a mixed 

and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres? 

0 

This site is not within walking distance (1,400m) of 

Hatfield or Welwyn Garden City Town Centres and 

therefore it is likely to have a negligible effect upon this 

SA objective.  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore 

a negligible effect is expected.  

Not required  

6.6 Provide access 

to training, skills 
development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an 
uncertain significant positive effect may occur because 

it could be easier and more resource/cost efficient to 

expand those existing facilities to accommodate new 

residents as required, rather than building new schools 

to serve the new residents.  

Not required  
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Pooleys Lane Welham Green WeG12 

Site – Pooleys Lane 

Welham Green 

WeG12 Potential 

Capacity 

83 dwellings Policy SADM 30: Housing 

allocations in Welham 

Green 

 

General Development 

management policies 

 
SA Objective 

Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to reduced health 

inequalities, and in 

particular improve the 
health of those living in 

communities characterised 

by relatively poor health? 

 

1.2 …lead to improved 

health for all? 

+ 

The site is within a straight line walking 

distance of several types of community 

facility including:  
 

• Within 720m: Kean Pharmacy, 

Butchers, Happy Shopper, Convenience 

Store, Simmons Bakery, Fresh fruit and 

veg, Londis and a Newsagent.  

• Within 1,400m: Wrafton House Branch 

Surgery, Hilltop Surgery, Welham 

Green Dental Surgery, Welham Green 

Recreation Ground, Newstead 
Recreation Ground, Welham Green 

Bowls Club, and a LAP at Summerfield 

and LEAP at Millwards Recreation 

Ground. Other community facilities 

include Jim McDonald Centre, the Park 

Education Support Centre, De Havilland 

Primary School, North Mymms Youth 

and Community Centre, St Mary CE 

Primary and Southfield School. This site 

is also adjacent to Travellers Lane 
Employment Area.  

 

It should be noted that some facilities 

including Wrafton House Branch Surgery are 

located to the north of A1001 South Way, 

but will be accessible to residents via local 

footpaths on Travellers Lane and the A1001 

South Way.  

The site is not within an area classified as 
being within 20% of the most deprived areas 

nationally.  

Overall a minor positive effect is expected as 

new residents would have access to a range 

of existing services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 
contributes to the reduction of social 

and health inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is no 

increase in flood risk to 

people or property, taking 
into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and 

does not include a flood storage area and 

therefore is assumed to have a negligible 
effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 
fluvial and surface water flood risk, 

albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly reduce 

greenhouse gas emissions 

from transport? ++ 

Proximity to employment and services: 

This site is adjacent to Travellers Lane 

Employment Area, which can help to 

minimise travel distances and car use 

related greenhouse gases.  

Not required  

++ 

Proximity to transport services: This site 

is within 1,400m of Welham Green Railway 

Stations. This is likely to encourage the use 
of sustainable transport modes and a 

significant positive effect is expected.  

Not required  

4.3 Avoid and reduce air 

pollution 

++ 

Proximity to employment and services: 

This site is adjacent to Travellers Lane 

Employment Area, which can help to 

minimise travel distances and car use 

related greenhouse gases.  

Not required  

++ 

Proximity to transport services: As this 

site is within 1,400m of a rail station, a 

significant positive effect is expected.  

Not required  

4.4 Protect and enhance 

open space and landscape 

character, retaining local 

distinctiveness? 

0 

Open Space: The site is not located within 

existing open space and therefore for this 

specific issue, this site is assumed to have a 

negligible effect on open space.  

Not required  

-? 
Landscape character: This site was 

assessed as having moderate  landscape 

SP1: Delivering Sustainable 

Development and SADM15: 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

sensitivity and therefore could have a minor 

negative effect on landscape character.  

Heritage - heritage assets should be 

protected and enhanced.  

0 

Previously Developed Land: This site was 

identified as a greenfield site and therefore 

would have a negligible effect.  

Not required  

- 

Retaining local distinctiveness: The 

WHBC Green Belt Study Stage 3 (2019) 

scored the site as having a partial 

contribution to maintaining the existing 

settlement pattern (Local Purpose) and a 

partial contribution to preventing 

neighbouring towns from merging (Green 
Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect 

against this specific issue.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

4.5 Conserve and enhance 

the Borough’s character, 

sense of place and local 

distinctiveness, historic 

environment, heritage and 

cultural assets, and their 

settings? 

0 

There are several Grade II Listed buildings 

between 250m and 1km of the site, 

including 47 Dixons Hill Close, the Hope and 

Anchor Public House, 9, Station Road, 

Skimpans Farm, Granary at Skimpans Farm, 

31Station Road, Crawford Cottages, Fairview 

and Woodbine Cottage. However, these are 

separated and screened, from the site by 
Welham Green village. Hatfield House 

Registered Park and Garden is between 

250m and 1km of this site, but the 

Travellers Lane Employment site lies 

between the site and the Registered Park 

and Garden, furthermore the train line and 

associated infrastructure, trees and 

shrubbery also provide screening to the 

Registered Park and Garden. Therefore, 

although there is a potential for an uncertain 
minor negative effect, it is likely that given 

the local setting, the effect is likely to be 

negligible.  

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced.  

4.6 Protect and enhance 

biodiversity and 

geodiversity, taking into 

account the impacts of 

climate change? 

--? 

This site is adjacent to Grasslands north of 

Parsonage Road Local Wildlife site and is 

within 250m of Bush Wood (Welham Green) 

Local Wildlife Site/ Ancient Woodland. 

Therefore, an uncertain significant negative 

effect is expected.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

4.8 Avoid water pollution 

0 

The site is not within an inner or outer 

impact zone and therefore would have a 

negligible effect on this SA objective.  

Not required but, SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 
integrated into development proposals 

to sustainably address water supply, 

consumption and quality.  

4.10 Promote conservation 

and sustainable use of 

productive agricultural land 

and maximise the 

sustainable use of 

previously developed land 

- 

This site is located entirely within urban land 

according to the agricultural land 

classification, but is on greenfield land so the 

effect is assumed to be minor negative.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the right 
amount, type and tenure of 

housing to meet identified 

local needs? 

0 

Amount of housing: The site provides 
capacity for 83 homes which is less than 1% 

of the Borough’s housing target and 

therefore is assumed to have a negligible 

effect.  

Not required  

++ 

Affordable housing: The site provides the 

capacity for 83 homes and therefore it is 

assumed the site would accommodate 35% 

affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site 

provides the capacity for 83 homes and 

therefore it is assumed the site would 

include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards 
for ‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the supply, 

location and quality of 

business and employment 

sites reflects the needs of 

local businesses and 

encourages a mixed and 

greener economy? 

0 

This site is not located within an 

Employment Area and therefore would have 

a negligible effect on this objective.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

Page 1131



C-72 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.3 Enhance the vitality and 

attraction of Welwyn Garden 

City and Hatfield town retail 

centres? 

0 

This site is not within walking distance 

(1,400m) of Welwyn Garden City or Hatfield 

Town Centres and therefore is likely to have 

a negligible effect upon this SA objective.  

Not required  

6.5 Avoid sterilisation of 

mineral resources 
0 

According to the Minerals Local Plan 2007 

the site is not within a preferred area for 

mineral extraction, therefore a negligible 

effect is expected.  

Not required  

6.6 Provide access to 

training, skills development 

and lifelong learning to meet 

identified needs 
++? 

The site is within straight line walking 

distance (1,400 m) of local education 

facilities and therefore an uncertain 

significant positive effect may occur because 
it could be easier and more resource/cost 

efficient to expand those existing facilities to 

accommodate new residents as required, 

rather than building new schools to serve 

the new residents.  

Not required  
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Potterells Farm Welham Green WeG15 

Site – Potterells Farm 

Welham Green  

WeG15 Potential 

Capacity 

140 dwellings Policy SADM 30: Housing 

allocations in Welham 

Green 

 

General development 

management policies 
 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to reduced 

health inequalities, 

and in particular 

improve the health 

of those living in 

communities 

characterised by 

relatively poor 

health? 
 

1.2 …lead to 

improved health for 

all? 

+ 

The site is within a straight line walking distance of 

several types of community facility including:  

• Within 720m: Potterells Medical Centre, fresh fruit 

and veg convenience store, Simmons Bakery, 

newsagent, Proteus Fuel and Shop, Londis, Happy 

Shopper and a butchers.  

• Within 1,400m:Welham Green Bowls Club, Welham 

Green Community Centre, playing fields, which 

includes a football pitch and 2 tennis courts, the 
Hope and Anchor and the Sibthorpe Arms Public 

Houses, Welham Brookmans Park Golf Club Station 

Road allotments, North Mymms Memorial Hall, 

Brookmans Park Primary, St Thomas Moore Church 

and St Mary Church of England Primary School and 

Willowbrook Nursery. Travellers Lane Employment 

Area is also within 1,400m of the site.  

 

It should be noted that some of the community facilities 
including Brookmans Park Primary School and Welham 

Brookmans Park Golf Club are located to the east of the 

trainline, but will accessible to future residents via 

Dixons Hill Road.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall, a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 
reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is 
within walking distance of an Employment Area at 

Travellers Lane, which can help to minimise travel 

distances and car use related greenhouse gases.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Welham Train Station  

and within 400m of several bus stops on a route 

providing a six day a week service, including two on 

Welham Green, Station Road, Bulls Lane and five stops 

on Welham Green, Dixons Hill Road. This is likely to 

encourage the use of sustainable transport modes and a 

significant positive effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution 
++ 

Proximity to employment and services: This site is 

within walking distance of an Employment Area at 
Travellers Lane, which can help to minimise travel 

distances and car use related greenhouse gases.  

Not required  

++ 

Proximity to transport services: As this site is within 

1,400m of a train station and 400m of bus stops 

providing a six day a week service and a significant 

positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required  

-? 

Landscape character: This site was assessed as 

having moderate landscape sensitivity and therefore 

could have a minor negative effect on landscape 

character.  

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 

protected and enhanced.  

+? 

Previously Developed Land: This site was identified 

as a mixed greenfield and Previously Developed Land 

site and therefore would have a minor positive effect 

with uncertainty relating to the appropriateness of the 
design of the development.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.   

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

4.5 Conserve and 

enhance the 

Borough’s 
character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? -? 

There are several Grade II Listed buildings within 250m 

of the east of the site on Station Road, including 

Crawford Cottages, the Hope and Anchor Public House, 
Fairview, Woodbine Cottage, 31 Station Road, Skimpans 

Farm and Granary at Skimpans Farm. Although many of 

the Listed Buildings are located within the existing 

settlement at Welham Green, which would provide 

screening from the proposed site, it is likely that there 

will be minor negative impacts upon the settings of 

Crawford Cottages and 31 Station Road.  

The site is also between 250m and 1km of Hatfield 

House Registered Park and Garden However as this site 
is located behind the village at Welham Green, it is 

likely the existing settlement will screen the site from 

the Registered park and Garden. Therefore, although 

there is a potential for an uncertain minor negative 

effect, it is likely that given the local setting, the effect 

is likely to be negligible on this particular heritage asset.  

 

Overall, the effect of the proposed development is 

assumed to be minor negative. 

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced.  

4.6 Protect and 

enhance 
biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

Water End Swallow Holes Site of Special Scientific 

Interest is within 250m of the site. Also within 500m are 
Grassland North of Potterells Wood and Meadow North 

of Peplin’s Wood Local Wildlife Sites. Pepiln’s Wood 

Ancient woodland is also between 250 and 500m of the 

site. Therefore, an uncertain significant negative effect 

is assumed for this site.  

Water End Swallow Holes is also designated as a SSSI 

for geodiversity. Development of this site is not 

considered to have an effect on the geological features 

of the SSSI.  

SP 11: Protection and 

enhancement of critical 
environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

4.8 Avoid water 

pollution 

-? 

The whole site is within an inner impact zone and 

therefore would have an uncertain minor negative effect 
on this SA objective.  

SP 10: Sustainable design and 

construction- water sensitive design 
principles should be integrated into 

development proposals to sustainably 

address water supply, consumption 

and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 
previously 

developed land 

- 

The majority of this site is located within Grade 3 

agricultural land according to the agricultural land 

classification, although a small part of the north eastern 

areas are urban land. The site is also entirely greenfield 

and therefore a minor negative effect is assumed.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 140 

homes which is less than 1% of the Borough’s housing 

target and therefore is assumed to have a negligible 

effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 

Affordable housing: The site provides the capacity for 

140 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 140 homes and therefore it is assumed the 
site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 
needs of local 

businesses and 

encourages a mixed 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

and greener 

economy? 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town  

Centre and therefore it is likely to have a negligible 

effect upon this SA objective.  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore 

a negligible effect is expected.  

Not required  

6.6 Provide access 

to training, skills 

development and 
lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an 

uncertain significant positive effect may occur because 
it could be easier and more resource/cost efficient to 

expand those existing facilities to accommodate new 

residents as required, rather than building new schools 

to serve the new residents.  

Not required  
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Upper Bell Lane Farm BrP1  

Site – Upper Bell 

Lane Farm  

BrP1 Potential 

Capacity 

104 dwellings Policy SADM 31: Bell Bar and 

Brookmans Park 

 

Development management 

policies 
 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 
 

1.2 …lead to 

improved health for 

all? 

+ 

The site is within straight line walking distance of 

several types of community facility including:  

• Within 720m: None.  

• Within 1,400m: Bradmore Green Pharmacy, 

Michaels Butchers, Newsagents and Post Office, 

Bakery, Regent Fruit and Veg Store, Co-op, 

Gobions Park (Historic Park and Garden) Gobions 

open space play area Bradmore Green and Peplins 

Way AGS, Chancellor's School and Brookmans Park 

Primary School.  
 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 

residents would have access to a range of existing 

services.  

SP 1: Sustainable Development- 

promotes the increased supply of 

housing and contributes to the 

reduction of social and health 

inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 
risk to people or 

property, taking 

into account 

climate change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 
have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-
some allocations will be need to 

consider fluvial and surface water flood 

risk, albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

0 

Proximity to employment and services: This site is 

not within walking distance of an Employment Area or 

Town Centre and is not within 720m of a 

food/convenience store therefore a negligible effect is 
assumed.  

Not required  

++ 

Proximity to transport services: This site is within 
400m of bus stops on Great North Road. This is likely to 

encourage the use of sustainable transport modes and a 

significant positive effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution 0 

Proximity to employment and services: This site is 

not within 1,400m of an Employment Area or Town 

Centre and therefore a negligible effect is assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

400m of a bus stop providing a six day a week service 

and a significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open 

space and 

landscape 

character, retaining 
local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required SP 13: Infrastructure 

Delivery- Developers will be required 

to contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their proposals.  

-? 

Landscape character: This site was not assessed as 
part of the Landscape Sensitivity Assessment 2019.  

However, the site was assessed as having medium 

landscape sensitivity in the 2016 Landscape Sensitivity 

and Capacity Study and therefore could have a minor 

negative uncertain effect on landscape character.  

SP9: Place making and high quality 
design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required  

0 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

limited to no contribution to maintaining the existing 

settlement pattern (Local Purpose) and a limited to no 

contribution to preventing neighbouring towns from 
merging (Green Belt Purpose 2); therefore this site is 

assumed to have a negligible effect against this specific 

issue.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  
SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

--? 

This site is adjacent to the Grade II listed Carpenters 

Cottage and 56 Bell Lane. Therefore, this site has the 

potential for a significant negative effect on the setting 

of the heritage asset. It is also within 1km of Gobions 

(Gubbins) Park and Gardens.  

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced.  

SP 15: The Historic Environment of 

Welwyn Garden City- Proposals for 

new development should protect, 

conserve and where appropriate 

enhance its heritage assets.  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

heritage and 

cultural assets, and 

their settings? 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

The Legg Local Wildlife Site is within 250m of the site. 

Therefore a significant effect is assumed for this site, 

however there is some uncertainty over the effect of 

this development upon this SA objective. George's 

Wood Local Wildlife Site is also within 500m of the site. 

The site is also entirely greenfield land.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 
objective.  

Not required, SP 10: Sustainable 

design and construction- water 
sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality..  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 
previously 

developed land 

- 

The entire site has been designated as Grade 3 

agricultural land according to the agricultural land 

classification therefore it is assumed to have a minor 

negative impact on preserving soil quality.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 

104 homes which is less than 1% of the Borough’s 

housing target and therefore is assumed to have a 

negligible effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities  

++ 

Affordable housing: The site provides the capacity for 

104 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

Not Required  

++ 

Dwellings for older people: The site provides the 

capacity for 104 homes and therefore it is assumed the 
site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not Required  

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 
needs of local 

businesses and 

encourages a mixed 

and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore is likely to have a negligible effect.  

Not required  

6.5 Avoid 
sterilisation of 

mineral resources 

0 
According to the Minerals Local Plan 2007 the site is not 
within a preferred area for mineral extraction.  

Not Required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs  

++? 

The site is within straight line walking distance (1,400 

m) of two schools and therefore a potential significant 

positive effect may occur because it could be easier and 

more resource/cost efficient to expand those existing 

facilities rather than building new schools to serve new 

residents.  

Not required  
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Land west of Brookmans Park Railway Station HS22 / BrP4 

Site – Land west of 

Brookmans Park 

Railway Station  

HS22 

/ 

BrP4 

Potential 

Capacity 

300 dwellings Policy  SADM 31: Bell Bar and 

Brookmans Park 

 

Development 

management policies 

 
SA Objective Likely  

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 
the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? + 

The site is within straight line walking distance of several 

types of community facility including: 

- Within 720m: Potterells Medical Centre, 

Bradmore Green Pharmacy, Michaels Butchers, 
Fishmonger, Newsagents and Post Office, 

Bakery, Regent Fruit and Veg Store, Co-op. 

- Within 1,400m: North Mymms Youth & 

Community Centre, Gobions Park (historic 

park and garden), Gobions open space play 

area, Bradmore green and Peplins Way AGS, 

Chancellor's School, The Royal Veterinary 

College, Brookmans Park Primary School, 

Dixons Hill Road AGS, Knolles Crescent AGS 
Knolles Crescent/ Gould Close AGS, Somers 

Road AGS. 

It should be noted that some of the community facilities 

including Michaels Butchers Brookmans Park Primary 

School, Newsagents and Post Office and Bakery are all 

located to the east of the trainline but will be accessible 

to future residents via Station Road. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 
residents would have access to a range of existing 

services.   

SP 1: Sustainable Development- 

promotes the increased supply of 

housing and contributes to the 

reduction of social and health 
inequalities. 

SADM 31- Mitigate noise pollution 

from the railway 

Realignment of Station Road will be 

required to provide safe access to the 

site. 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account 

climate change?   
- 

 A small proportion (5%) of the site is within flood zone 

3 and it does not include a flood storage area, therefore 

is assumed to have a minor negative effect upon this SA 

objective. 

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will be need to 

consider fluvial and surface water flood 

risk, albeit of limited extent. 

SADM 31- Adopt a flood risk 
sequential approach to site layout and 

incorporate SuDS to address surface 

water flood risk to, within and from the 

site 

Long-term objective 4: Improving the environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

+ 

Proximity to employment and services: This site is within 

720m of food/convenience store therefore a minor 

positive effect is assumed. 

Not required 

++ 

Proximity to transport services: This site is within 

1,400m of Brookmans Park Railway Station and within 

400m of three bus stops at Brookmans Park Railway 
Station, two stops on Station Road and three bus stops 

on Bluebridge Road. This is likely to encourage the use 

of sustainable transport modes and a significant positive 

effect is expected. 

Not required but SADM 31- 

Realignment of Station Road will be 

required to provide safe access to the 
site. 

4.3 Avoid and 

reduce air pollution + 

Proximity to employment and services: This site is within 

720m of food/convenience store therefore a minor 

positive effect is assumed. 

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of a railway station and 400m of bus stops 

providing a six day a week service and a significant 

positive effect is expected. 

Not required but SADM 31- 

Realignment of Station Road will be 

required to provide safe access to the 

site. 

4.4 Protect and 

enhance open 

space and 
landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: The site is not located within existing open 

space and therefore for this specific issue, this site is 

assumed to have a negligible effect on open space.    

Not required SP 13: Infrastructure 

Delivery- Developers will be required 

to contribute to the reasonable costs of 
providing new green infrastructure, 

required as a result of their proposals. 

--? 

Landscape character: This site was assessed as being in 

a high landscape sensitivity area.  Therefore a significant 

negative effect with uncertainty is expected. 

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

SADM 31- Provide green 

infrastructure corridors along the Ray 

Brook and adjacent toBrick Kiln Wood, 

with at least a minimum 15m buffer to 

Page 1138



C-79 

 

SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

Brick Kiln Wood and preferably wider 

to avoid and mitigate any harm to the 

ecology of the ancient woodland 

0 

Previously Developed Land: This site was identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required  

-- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a 

significant contribution to maintaining the existing 

settlement pattern (Local Purpose) as well as having a 

partial contribution to preventing neighbouring towns 

from merging (Green Belt Purpose 2), and therefore this 
site is assumed to have a significant negative effect 

against this specific issue. 

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

SADM 16: Ecology and Landscape- 
Conserve and enhance the borough's 

natural and historic landscape. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, and 

their settings? 
0 

While there are no cultural heritage assets adjacent to 

the site, it is between 250m and 1km of Gobions 

Registered Park and Garden and five Listed Buildings 

namely walled gardens and adjoining house at Potterells, 

the Old Maypole Public House, the Woodman Inn, Abdale 

Cottage and Abdale House and Northside.  

However, Brick Kiln Wood is adjacent to the western 

area of the site and therefore limits views to the Listed 

Buildings to the west (Old Maypole Public House, the 
Woodman Inn, Abdale Cottage and Abdale House and 

Northside) on Warrengate Road which is densely planted 

narrow lane. Furthermore, the Listed Building to the 

north is located behind Potterells Wood.  Therefore, it is 

unlikely that there will be any intervisibility between the 

proposed site and nearby Listed Buildings.  

In relation to the Registered Park and Garden, this site is 

located to the west, behind the existing settlement at 

Brookmans Park and therefore it is unlikely to have any 

direct effect upon the setting of Gobions Registered Park 
and Garden.  Therefore, although there is a potential for 

an uncertain minor negative effect, it is likely that given 

the local setting, the effect is likely to be negligible. 

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced. 

 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, 

taking into account 

the impacts of 

climate change? 
--? 

This site is within 500m of Water End Swallow Holes Site 

of Special Scientific Interest and within 250m of Brick 

Kiln Wood (nr Brookmans Park) and Potterells Wood 

Local Wildlife Sites. Therefore a significant effect is 

assumed for this site, however there is some uncertainty 

over the effect of this development upon this SA 

objective. The site is also entirely greenfield land. Water 

End Swallow Holes is also designated as a SSSI for 
geodiversity.  Development of this site is not considered 

to have an effect on the geological features of the SSSI. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

SADM 31- Provide green 

infrastructure corridors along the Ray 

Brook and adjacent toBrick Kiln Wood, 
with at least a minimum 15m buffer to 

Brick Kiln Wood and preferably wider 

to avoid and mitigate any harm to the 

ecology of the ancient woodland 

4.8 Avoid water 

pollution 

-? 

The site is located within an inner impact zone. 

Therefore is it is assessed as having a minor effect on 

this SA objective but with uncertainty with regards to 

construction activities and proposed mitigation. 

Not required, SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality.. 

4.10 Promote 

conservation and 
sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The entire site has been designated as Grade 3 

agricultural land according to the agricultural land 
classification therefore it is assumed to have a minor 

negative impact on preserving soil quality.  

Policy SP 11: Protection and 

enhancement of critical 
environmental assets- protect the 

best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 
and tenure of 

housing to meet 

identified local 

needs? 

+ 

Amount of housing: The site provides capacity for 300 

homes which is between 1-5% of the Borough’s housing 
target and therefore is assumed to have a minor positive 

effect. 

Not required but SP1 Delivering 

Sustainable Development requires 
new development to contribute to the 

creation of mixed and sustainable 

communities. 

++ 

Affordable housing: The site provides the capacity for 

300 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. 

Not required 

++ 

Dwellings for older people: The site provides the capacity 

for 300 homes and therefore it is assumed the site would 

include 20% of market dwellings meeting Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent). 

Not required 

Long-term objective 6: A thriving economy 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 
economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective. 

Not required 

6.3 Enhance the 
vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 

centres? 

0 

This site is not within walking distance (1,400m) of 
Welwyn Garden City or Hatfield Town Centre and 

therefore is likely to have a negligible effect.  

Not required 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction. 

Not required 

6.6 Provide access 

to training, skills 

development and 
lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400m) 

of several education establishments and therefore a 

potential significant positive effect may occur because it 
could be easier and more resource/cost efficient to 

expand those existing facilities rather than building new 

schools to serve new residents. 

Not required 
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Land at Bluebridge Road, Brookmans Park BrP6 

Site – Land at 

Bluebridge Road, 

Brookmans Park 

BrP6 Potential 

Capacity 

210 dwellings Policy Development management 

policies 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 
improved health for 

all? 

+ 

The site is within straight line walking distance of 

several types of community facility including:  

• Within 720m: Bradmore Green Pharmacy, Michaels 
Butchers, Fishmonger, Newsagents and Post 

Office, Bakery, Regent Fruit and Veg Store, Co-op.  

• Within 1,400m: Potterells Medical Centre, Gobions 

Park (Historic Park and Garden), Gobions open 

space play area, Little Heath Playing Fields, Little 

Heath play area, Bradmore green and Peplins Way 

AGS, Chancellor's School, The Royal Veterinary 

College and Brookmans Park Primary School.  

 
It should be noted that some of the community facilities 

including The Royal Veterinary College are located to 

the west of the trainline but will be accessible to future 

residents via Station Road.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 

residents would have access to a range of existing 

services.  

SP 1: Sustainable Development- 

promotes the increased supply of 

housing and contributes to the 
reduction of social and health 

inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change? 

0 

A proportion of the site is within flood zones 2 and 3. 

However, the proportion of the site within flood zones 2 

and 3 is 4.9% and 3.2% respectively. As such, a 

negligible effect is likely on this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will be need to 

consider fluvial and surface water flood 

risk, albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 
gas emissions from 

transport? ++ 

Proximity to employment and services: This site is 

not within walking distance of an Employment Area or 
Town Centre and is not within 720m of a 

food/convenience store. However, there is an industrial 

area located about 700m to the south of the site in 

Hertsmere , therefore a significant positive effect is 

assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Brookmans Park Railway Station and within 

400m of two bus stops on Hawkshead Lane and two bus 

stops on Bluebridge Road. This is likely to encourage 

the use of sustainable transport modes and a significant 

positive effect is expected.  

Not required  

4.3 Avoid and 
reduce air pollution 

++ 

Proximity to employment and services: This site is 
not within walking distance of an Employment Area or 

Town Centre and is not within 720m of a 

food/convenience store. However, there is an industrial 

area located about 700m to the south of the site in 

Hertsmere , therefore a significant positive effect is 

assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Brookmans Park Railway Station and 400m 

of bus stops providing a six day a week service and a 

significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 
character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required SP 13: Infrastructure 

Delivery- Developers will be required 

to contribute to the reasonable costs of 
providing new green infrastructure, 

required as a result of their proposals.  

--? 

Landscape character: This site was assessed as 

having moderate – high landscape sensitivity and 

therefore could have a significant negative effect on 

landscape character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required  

-- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

significant contribution to maintaining the existing 

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

settlement pattern (Local Purpose) which is higher than 

the partial contribution score given in relation to 

preventing neighbouring towns from merging (Green 

Belt Purpose 2); therefore this site is assumed to have 

a significant negative effect against this specific issue.  

distinctiveness, wider townscape and 

landscape.  

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 
historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

--? 

This site is within 250m of Gobions (Gubbins) Park and 

Gardens and Listed Buildings to the north, namely 

Moffats Farmhouse buildings The White House, and The 

Folly Arch. The site is also within 1km of the Duty Stone 

on District Boundary to North West of Golf Course which 

is within Hertsmere District. The three Listed Buildings 
to the north are all within existing residential areas and 

are likely to be screened from the effects of the 

proposed sites. Similarly the Listed Building in 

Hertsmere is separated from the proposed site by a 

large field, hedges and Reeves Cottages. However, the 

sloping topography of Blue Bridge Road means that it is  

likely that there will be direct views from the proposed 

site to the Registered Park and Garden, which could 

affect the setting. Therefore, this site has the potential 
for a significant negative effect on the setting of the 

heritage asset.  

  

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced.  

SADM15 Heritage- protect and where 

appropriate, enhance heritage assets.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

This site is within 250m of Moffats Meadows, Spring 

Wood near Hawkshead Bridge and Gobions Wood 

Central Local Wildlife Sites. The site is also within 1km 

of Pilvage Wood and Brick Kiln Wood (nr Brookmans 

Park) Local Wildlife Sites and also Furzefield Wood & 

Lower Halfpenny Bottom Local Nature Reserve which is 

within Hertsmere District. Therefore a significant effect 

is assumed for this site, however there is some 
uncertainty over the effect of this development upon 

this SA objective. The site is also entirely greenfield 

land.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. .  

4.8 Avoid water 

pollution 

-? 

A proportion of the site is located within an inner impact 

zone and a small proportion is in an outer zone 

Therefore is it is assessed as having a minor effect on 

this SA objective but with uncertainty with regards to 

construction activities and proposed mitigation.  

Not required, SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 
agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The entire site has been designated as Grade 3 

agricultural land according to the agricultural land 

classification therefore it is assumed to have a minor 

negative effect on preserving soil quality.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 
land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 
housing to meet 

identified local 

needs? 

+ 

Amount of housing: The site provides capacity for 

210 homes which is between 1-5% of the Borough’s 

housing target and therefore is assumed to have a 
minor positive effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 
creation of mixed and sustainable 

communities  

++ 

Affordable housing: The site provides the capacity for 

210 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 210 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 Ensure the 
supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy? 

0 

This site is not located within an Employment Area and 
therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden City 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 
therefore is likely to have a negligible effect.  

Not required  
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Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

and Hatfield town 

retail centres?  

6.5 Avoid 

sterilisation of 

mineral resources  

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs  

++? 

The site is within straight line walking distance (1,400 

m) of several education establishments and therefore a 

potential significant positive effect may occur because it 

could be easier and more resource/cost efficient to 

expand those existing facilities rather than building new 

schools to serve new residents.  

Not required  
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Peplins Wood BrP12 (Scenario 1)  

Site – Peplins Wood BrP12 

(Scenario 

1) 

Potential 

Capacity 

125 dwellings Policy Development management 

policies 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 
improved health for 

all? 
+ 

The site is within straight line walking distance of 

several types of community facility including:  

- Within 720m: Potterells Medical Centre, Bradmore 
Green Pharmacy, Michaels Butchers, Fishmonger, 

Newsagents and Post Office, Bakery, Regent Fruit and 

Veg Store, Co-op.  

- Within 1,400m: Kean Pharmacy, Martin’s Newsagents 

& Post Office, Bobs Family Butchers, One Stop, Happy 

Shopper Post Office, Londis, Gobions open space play 

area, North Mymms Youth & Community Centre, 

Somers Road, Bradmore green and Peplins Way AGS, 

Willowbrook Nursery, Chancellor's School, The Royal 
Veterinary College, Brookmans Park Primary School, 

Travellers Lane Employment Area, Dixons Hill Road 

AGS, Knolles Crescent AGS Knolles Crescent/ Gould 

Close AGS, Somers Road AGS.  

 

It should be noted that some of the community facilities 

including Travellers Lane Employment Area, 

Willowbrook Nursery and The Royal Veterinary College 

are located to the west of the trainline but will be 

accessible to future residents via Station Road and Bulls 
Lane.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 

residents would have access to a range of existing 

services.  

SP 1: Sustainable Development- 

promotes the increased supply of 

housing and contributes to the 
reduction of social and health 

inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 
risk to people or 

property, taking 

into account climate 

change? 

0 

According to the SFRA Level 2 (2015), 3.5% of the site 

was within FZ3 and 4% was within FZ2. Therefore is 
assumed to have a negligible effect upon this SA 

objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-
some allocations will be need to 

consider fluvial and surface water flood 

risk, albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 
+ 

Proximity to employment and services: This site is 

within 1,400m of an Employment Area which can help 

to minimise travel distances and car use related 

greenhouse gases. However, it should be noted that 
there are potential barriers to accessing the 

employment area including railway tracks and open 

space which appears to be in private ownership.  

 

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Brookmans Park and Welham Green Railway 

Stations and within 400m of two bus stops on Station 

Road. This is likely to encourage the use of sustainable 

transport modes and a significant positive effect is 

expected.  

Not required  

4.3 Avoid and 

reduce air pollution 

+ 

Proximity to employment and services: This site is 

within 1,400m of an Employment Area. However, it 

should be noted that there are potential barriers to 
accessing the employment area including railway tracks 

and open space which appears to be in private 

ownership. As such, a minor positive effect is expected.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of two railway stations and within 400m of bus 

stops providing a six day a week service and a 

significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 

local 
distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect.  

Not required SP 13: Infrastructure 

Delivery- Developers will be required 

to contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their proposals.  

-? 

Landscape character: This site was assessed as 

having moderate landscape sensitivity and therefore 
could have a minor negative effect on landscape 

character.  

SP9: Place making and high quality 

design- Proposals should relate well to 
their surroundings, local 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required  

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 
specific issue.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 
natural and historic landscape.  

4.5 Conserve and 
enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 
their settings? 

0 

While there are no other cultural heritage assets 
adjacent to the site, it is between 250m and 1km and 

Listed Buildings including Skimpans Farm, Moffats 

Farmhouse and associated buildings, Carpenters 

Cottage and walled gardens and adjoining house at 

Potterells. However, these Listed Buildings are located 

within the existing settlement at Brookmans Park or are 

to the west of the trainline and therefore likely to be 

screened by existing properties or associated railway 

infrastructure (e.g. trees and shrubbery). Therefore, 
although there is a potential for an uncertain minor 

negative effect, it is likely that given the local setting, 

the effect is likely to be negligible.  

  

SP1: Delivering Sustainable 
Development- heritage assets should 

be protected and enhanced. 

SP 15:  The Historic Environment 

of Welwyn Garden City- Proposals 

for new development should protect, 

conserve and where appropriate 

enhance its heritage assets. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change?  

--? 

This site is within 250m of Peplins Wood and Meadow N. 

of Peplins Wood Local Wildlife Sites and within 500m of 

Water End Swallow Holes Site of Special Scientific 

Interest, George’s Wood and Potterells Wood and the 

Legg Local Wildlife Sites. Therefore a significant effect is 

assumed for this site. The site is also entirely greenfield 

land. Water End Swallow Holes is also designated as a 
SSSI for geodiversity. Development of this site is not 

considered to have an effect on the geological features 

of the SSSI.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. .  

4.8 Avoid water 

pollution  

-? 

A large proportion of the site is within an inner impact 

zone. Therefore is it is assessed as having a minor 

effect on this SA objective but with uncertainty with 

regards to construction activities and proposed 

mitigation.  

Not required, SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 
agricultural land 

and maximise the 

sustainable use of 

previously 

developed land  

- 

The entire site has been designated as Grade 3 

agricultural land according to the agricultural land 

classification therefore it is assumed to have a minor 

negative impact on preserving soil quality.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 
land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 
housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 

125 homes which is less than 1% of the Borough’s 

housing target and therefore is assumed to have a 
negligible effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 
creation of mixed and sustainable 

communities  

++ 

Affordable housing: The site provides the capacity for 

125 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

 

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 125 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 Ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  

Page 1145



C-86 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres?  

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore is likely to have a negligible effect.  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources  

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required  

6.6 Provide access 

to training, skills 

development and 
lifelong learning to 

meet identified 

needs  

++? 

The site is within straight line walking distance (1,400 

m) of several education establishments and therefore a 

potential significant positive effect may occur because it 
could be easier and more resource/cost efficient to 

expand those existing facilities rather than building new 

schools to serve new residents.  

Not required  
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Peplins Wood BrP12a (Scenario 2) 

Site – Peplins Wood 

(Scenario 2) 

BrP12 Potential 

Capacity 

125 dwellings Policy SADM 31: Bell Bar and 

Brookmans Park 

 

Development management 

policies 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 
 

1.2 …lead to 

improved health for 

all? 
+ 

The site is within straight line walking distance of 

several types of community facility including:  

- Within 720m: Potterells Medical Centre, Bradmore 

Green Pharmacy, Michaels Butchers, Fishmonger, 

Newsagents and Post Office, Bakery, Regent Fruit and 

Veg Store, Co-op.  

- Within 1,400m:  Gobions open space play area, North 

Mymms Youth & Community Centre, Somers Road, 

Bradmore green and Peplins Way AGS, Willowbrook 

Nursery, Chancellor's School, The Royal Veterinary 
College, Brookmans Park Primary School, Travellers 

Lane Employment Area, Dixons Hill Road AGS, Knolles 

Crescent AGS Knolles Crescent/ Gould Close AGS, 

Somers Road AGS, and Brookmans Park Golf Club.  

 

It should be noted that some of the community facilities 

including Travellers Lane Employment Area, 

Willowbrook Nursery and The Royal Veterinary College 

are located to the west of the trainline but will be 
accessible to future residents via Station Road and Bulls 

Lane.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 

residents would have access to a range of existing 

services.  

SP 1: Sustainable Development- 

promotes the increased supply of 

housing and contributes to the 

reduction of social and health 

inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 
no increase in flood 

risk to people or 

property, taking 

into account climate 

change? 

0 

According to the SFRA, 3% of the site is within FZ3 and 
4% is within FZ2. Therefore it is assumed to have a 

negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 
Water Management Supporting text-

some allocations will be need to 

consider fluvial and surface water flood 

risk, albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 
transport? + 

Proximity to employment and services: This site is 

within 1,400m of an Employment Area which can help 

to minimise travel distances and car use related 
greenhouse gases. However, it should be noted that 

there are potential barriers to accessing the 

employment area including railway tracks and open 

space which appears to be in private ownership.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Brookmans Park and Welham Green Railway 

Stations and within 400m of two bus stops on Station 

Road. This is likely to encourage the use of sustainable 

transport modes and a significant positive effect is 

expected.  

Not required  

4.3 Avoid and 

reduce air pollution 

+ 

Proximity to employment and services: This site is 

within 1,400m of an Employment Area. However, it 

should be noted that there are potential barriers to 
accessing the employment area including railway tracks 

and open space which appears to be in private 

ownership. As such, a minor positive effect is expected.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of two railway stations and within 400m of bus 

stops providing a six day a week service and a 

significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect.  

Not required SP 13: Infrastructure 

Delivery- Developers will be required 

to contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their proposals.  

-? 

Landscape character: This site was assessed as 

having moderate landscape sensitivity and therefore 
could have a minor negative effect on landscape 

character.  

SP9: Place making and high quality 

design- Proposals should relate well to 
their surroundings, local 

distinctiveness, wider townscape and 

landscape.  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required  

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape.  

4.5 Conserve and 
enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

0 

While there are no other cultural heritage assets 
adjacent to the site, it is between 250m and 1km and 

Listed Buildings including Skimpans Farm, Moffats 

Farmhouse and associated buildings, Carpenters 

Cottage and walled gardens and adjoining house at 

Potterells. However, these Listed Buildings are located 

within the existing settlement at Brookmans Park or are 

to the west of the trainline and therefore likely to be 

screened by existing properties or associated railway 

infrastructure (e.g. trees and shrubbery). Therefore, 

although there is a potential for an uncertain minor 
negative effect, it is likely that given the local setting, 

the effect is likely to be negligible.  

  

SP1: Delivering Sustainable 
Development- heritage assets should 

be protected and enhanced. 

SP 15:  The Historic Environment 

of Welwyn Garden City- Proposals 

for new development should protect, 

conserve and where appropriate 

enhance its heritage assets. 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change?  

--? 

This site is within 250m of Peplins Wood and Meadow N. 

of Peplins Wood Local Wildlife Sites and within 500m of 

Water End Swallow Holes Site of Special Scientific 

Interest, Meadow N. of Peplins Wood and Potterells 

Wood and the Legg Local Wildlife Sites. Therefore a 

significant effect is assumed for this site. The site is also 

entirely greenfield land. Water End Swallow Holes is 

also designated as a SSSI for geodiversity. 
Development of this site is not considered to have an 

effect on the geological features of the SSSI.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. .  

4.8 Avoid water 

pollution  

0 

The site is not within the inner or outer source 

protection zones, therefore a negligible effect is 

expected.   

Not required, SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 
agricultural land 

and maximise the 

sustainable use of 

previously 

developed land  

- 

The entire site has been designated as Grade 3 

agricultural land according to the agricultural land 

classification therefore it is assumed to have a minor 

negative impact on preserving soil quality.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 
land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 
identified local 

needs? 

0 

Amount of housing: The site provides capacity for 

125 homes which is less than 1% of the Borough’s 

housing target and therefore is assumed to have a 

negligible effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 
communities  

++ 

Affordable housing: The site provides the capacity for 

125 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

 

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 125 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 Ensure the 
supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy?  

0 

This site is not located within an Employment Area and 
therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 
attraction of 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 
therefore is likely to have a negligible effect.  

Not required  
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Welwyn Garden City 

and Hatfield town 

retail centres?  

6.5 Avoid 

sterilisation of 

mineral resources  

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs  

++? 

The site is within straight line walking distance (1,400 

m) of several education establishments and therefore a 

potential significant positive effect may occur because it 

could be easier and more resource/cost efficient to 

expand those existing facilities rather than building new 

schools to serve new residents.  

Not required  
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Land west of Golf Club Road HS21/BrP13  

Site – Land west of 

Golf Club Road 

HS21/BrP13 Potential 

Capacity 

14 dwellings Policy SADM 31: Bell Bar and 

Brookmans Park 
Development 

management policies 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 
improved health for 

all? 

+ 

The site is within straight line walking distance of 

several types of community facility including:  

• Within 720m: None.  
• Within 1,400m: Bradmore Green Pharmacy, 

Michaels Butchers, Fishmonger, Newsagents and 

Post Office, Bakery, Regent Fruit and Veg Store, 

Co-op, Gobions Park (Historic park and garden), 

Gobions open space play area, Bradmore green and 

Peplins Way AGS, Queenswood School, Chancellor's 

School and Brookmans Park Primary School.  

 

It should be noted that Queenswood School is located to 
the east of the A1000 Great North Road, but is 

accessible to future residents travelling on foot or 

cycling.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 

residents would have access to a range of existing 

services.  

SP 1: Sustainable Development- 

promotes the increased supply of 

housing and contributes to the 
reduction of social and health 

inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account 

climate change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will be need to 

consider fluvial and surface water flood 

risk, albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 
transport? 

0 

Proximity to employment and services: This site is 

not within walking distance of an Employment Area or 

Town Centre and is not within 720m of a 
food/convenience store therefore a negligible effect is 

assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Brookmans Park Railway Station and within 

400m of one bus stop at Brookmans Park, Chancellors 

School. This is likely to encourage the use of sustainable 

transport modes and a significant positive effect is 

expected.  

 

Not required  

4.3 Avoid and 

reduce air pollution 0 

Proximity to employment and services: This site is 

not within 1,400m of an Employment Area or Town 

Centre and therefore a negligible effect is assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of a railway station and 400m of a bus stop 
providing a six day a week service and a significant 

positive effect is expected.  

Not required  

4.4 Protect and 

enhance open 

space and 

landscape 

character, retaining 

local 

distinctiveness? 

--? 

Open Space: Over 25% of the site lies within 

Brookmans Park Golf Club (although it should be noted 

that the site is fenced off from the rest of the golf club). 

As such, a significant negative effect is expected.  

Not required SP 13: Infrastructure 

Delivery- Developers will be required 

to contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their proposals.  

-? 

Landscape character: This site was assessed as 

having moderate sensitivity and therefore could have a 

minor negative effect on landscape character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 
negligible effect.  

Not required  

- 

Retaining local distinctiveness: The WHBC Green 
Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.   

SP9: Place making and high quality 
design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape.  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, and 

their settings? 

0 

While there are no cultural heritage assets adjacent to 

the site, it is between 250m and 1km of Gobions Park 

and Gardens and Listed Buildings at Moffats Farmhouse, 

The White House, 56, Bell Lane and Carpenters Cottage. 

However, this site is located behind existing residential 

roads to the south (Brookmans Avenue, Moffats Lane 

and The Grove) and there is a large golf course, 

woodland and farm buildings associated with Home farm 

to the north near Golf Club Road. The Listed Buildings to 
the south are all within the existing settlement and the 

Registered Park is located beyond the existing 

settlement. The Listed Buildings to the north (56, Bell 

Lane and Carpenters Cottage) are to the north of golf 

course, woodland and farm buildings. Therefore, it is 

unlikely that development of this proposed site will have 

an impact upon any of these assets.  

Although there is a potential for an uncertain minor 

negative effect, it is likely that given the local setting, 

the effect is likely to be negligible.  

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 

protected and enhanced.  

4.6 Protect and 
enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

This site is within 250m George's Wood and 500m of 
The Legg and Moffats Meadows Local Wildlife Sites. 

Therefore a significant effect is assumed for this site; 

however there is some uncertainty over the effect of this 

development upon this SA objective. The site is also 

entirely greenfield land  

SP 11: Protection and 
enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

SADM 31 Retain and protect trees and 

woodland  

4.8 Avoid water 

pollution 

0 

The site is not located within an impact zone and 

therefore is it is assessed as having a negligible effect  

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 
consumption and quality.  

4.10 Promote 
conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The entire site has been designated as Grade 3 
agricultural land according to the agricultural land 

classification therefore it is assumed to have a minor 

negative impact on preserving soil quality.  

Policy SP 11: Protection and 
enhancement of critical 

environmental assets - protect the 

best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 14 

homes which is less than 1% of the Borough’s housing 

target and therefore is assumed to have a negligible 

effect.  

Not required but SP1: Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 

Affordable housing: The site provides the capacity for 

14 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 14 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for ‘accessible 

and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 
mixed and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail centres?  

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore is likely to have a negligible effect.  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources  

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required  

6.6 Provide access 

to training, skills 

development and 
lifelong learning to 

++? 

The site is within straight line walking distance (1,400 

m) of several education establishments and therefore a 

potential significant positive effect may occur because it 
could be easier and more resource/cost efficient to 

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

meet identified 

needs  

expand those existing facilities rather than building new 

schools to serve new residents.  
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Land east of Golf Club Road HS23 / BrP14  

Site – East of Golf 

Club Road 

HS23/BrP14 Potential 

Capacity 

10 dwellings Policy SADM 31: Bell Bar and 

Brookmans Park  
Development 

management policies  

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health?  

1.2 …lead to 

improved health for 
all?  

+ 

The site is within straight line walking distance of 

several types of community facility including:  

- Within 720m: None  
- Within 1,400m: Bradmore Green Pharmacy, Michaels 

Butchers, Fishmonger, Newsagents and Post Office, 

Bakery, Regent Fruit and Veg Store, Co-op, Gobions 

Park (Historic Park and garden), Gobions open space 

play area, Bradmore green and Peplins Way AGS, 

Queenswood School, Chancellor's School and 

Brookmans Park Primary School.  

 

It should be noted that Queenswood School is located 
to the east of the A1000 Great North Road, but is 

accessible to future residents travelling on foot or 

cycling.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 

residents would have access to a range of existing 

services.  

SP 1: Sustainable Development- 

promotes the increased supply of 

housing and contributes to the 
reduction of social and health 

inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change?  

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed 

to have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will be need to 

consider fluvial and surface water flood 

risk, albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

0 

Proximity to employment and services: This site is 

not within walking distance of an Employment Area or 

Town Centre and is not within 720m of a 

food/convenience store therefore a negligible effect is 

assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Brookmans Park Railway Station and within 
400m of one bus stop at Brookmans Park, Chancellors 

School. This is likely to encourage the use of 

sustainable transport modes and a significant positive 

effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution 0 

Proximity to employment and services: This site is not 

within 1,400m of an Employment Area or Town Centre 

and therefore a negligible effect is assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of a railway station and 400m of a bus stop 

providing a six day a week service and a significant 

positive effect is expected.  

Not required  

4.4 Protect and 

enhance open 

space and 
landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required SP 13: Infrastructure 

Delivery- Developers will be required 

to contribute to the reasonable costs of 
providing new green infrastructure, 

required as a result of their proposals.  

-? 

Landscape character: This site was assessed as 

having moderate sensitivity and therefore could have a 

minor negative effect on landscape character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required  

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 
contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 
landscape.  

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape.  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, and 

their settings? 0 

While there are no cultural heritage assets adjacent to 

the site, it is between 250m and 1km of Gobions Park 

and Gardens and Listed Buildings at Moffats Farmhouse, 

The White House, 56, Bell Lane and Carpenters 

Cottage. However, this site is located behind existing 

residential roads to the south (Brookmans Avenue, 

Moffats Lane and The Grove) and there is a large golf 

course, woodland and farm buildings associated with 

Home farm to the north near Golf Club Road. The Listed 
Buildings to the south are all within the existing 

settlement and the Registered Park is located beyond 

the existing settlement. The Listed Buildings to the 

north (56, Bell Lane and Carpenters Cottage) are to the 

north of golf course, woodland and farm buildings. 

Therefore, it is unlikely that development of this 

proposed site will have an impact upon any of these 

assets.  

 

Although there is a potential for an uncertain minor 
negative effect, it is likely that given the local setting, 

the effect is likely to be negligible  

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 

protected and enhanced.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

This site is within 250m George's Wood and 500m of 

The Legg and Moffats Meadows Local Wildlife Sites. 

Therefore a significant effect is assumed for this site; 

however there is some uncertainty over the effect of 

this development upon this SA objective. The site is 

also entirely greenfield land.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

SADM 31- Retain and protect TPO tree 

and other notable trees of value  

4.8 Avoid water 

pollution 

0 

The site is not located within an impact zone and 

therefore is it is assessed as having a negligible effect  

Not required, SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 
integrated into development proposals 

to sustainably address water supply, 

consumption and quality.  

SADM 31- Secure any necessary 

upgrades to wastewater infrastructure  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 
sustainable use of 

previously 

developed land 

- 

The entire site has been designated as Grade 3 

agricultural land according to the agricultural land 

classification therefore it is assumed to have a minor 

negative impact on preserving soil quality.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 
needs? 

0 

 

Amount of housing: The site provides capacity for 10 

homes which is less than 1% of the Borough’s housing 

target and therefore it is assumed to have a negligible 

effect.  

Not required  

0 

Affordable housing: The site provides the capacity for 

10 homes which is below the threshold for provision of 

affordable dwellings. Therefore it is assumed to have a 
negligible effect.  

Not required  

++ 

Dwellings for older people: The site provides the 
capacity for 10 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 Ensure the 

supply, location and 

quality of business 

and employment 
sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 
retail centres?  

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore is likely to have a negligible effect.  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources  

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs  

++? 

The site is within straight line walking distance (1,400 

m) of several education establishments and therefore a 

potential significant positive effect may occur because it 

could be easier and more resource/cost efficient to 

expand those existing facilities rather than building new 

schools to serve new residents.  

Not required  
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Land north of Hawkshead Road HS25/LHe1 

Site – Land north of 

Hawkshead Road 

HS25/ 

LHe1 

Potential 

Capacity 

35 dwellings Policy SADM 32: Housing 

allocations in Little Heath  
General Development 

management policies  

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to reduced 

health inequalities, 

and in particular 
improve the health 

of those living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 

improved health for 
all? 

+ 

The site is within straight line walking distance of 

several types of community facility including:  

• Within 720m: None.  
• Within 1,400m: Coopers Road playing field, football 

pitch, Gobions Wood - Play Area, Little Heath 

Nursery Playgroup, Little Heath Primary School and 

Queenswood School. WHBC also note that the site 

is within 1,400m of services in Potters Bar outside 

of the Borough.  

 

It should be noted that all three education facilities are 

located to the eastern side of the A1000 (Hertford 
Road), but would be accessible by future residents 

walking or cycling.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 
contributes to the reduction of social 

and health inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 
no increase in flood 

risk to people or 

property, taking 

into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and does not 
include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 
Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? ++ 

Proximity to employment and services: This site is 

not within walking distance of an Employment Area or 

Welwyn Garden City or Hatfield Town Centres and is not 

within 720m of a food/convenience store. WHBC note 
that it is however within walking distance of Potters Bar 

town centre located outside of the borough and 

therefore a significant positive effect is assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

400m of four bus stops on Hawkshead Road and one 

bus stop on Hatfield Road. This is likely to encourage 

the use of sustainable transport modes and a significant 

positive effect is assumed.  

Not required  

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is 

not within 1,400m of an Employment Area or Welwyn 

Garden City or Hatfield Town Centres. WHBC note that it 

is however within walking distance of Potters Bar town 
centre located outside of the borough and therefore a 

significant positive effect is assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

400m of bus stops providing a six day a week service 

and a significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required  

-? 

Landscape character: This site was assessed as 

having moderate landscape sensitivity and therefore 

could have a minor negative effect on landscape 

character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

SADM 32- Retaining and enhancing 
the landscape buffer along Hawkshead 

Road  

+? 

Previously Developed Land: This site was identified 

as a mixed Greenfield and Previously Developed Land 

site and therefore would have a minor positive effect 

with uncertainty relating to the appropriateness of the 

design of the development.  

Not required  

- 

Retaining local distinctiveness:  The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

SADM 32- Retain and enhance the 

landscape buffer along Hawkshead 

Road.  

SP 9: Place making and high 

quality design- Proposals should 
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.   

relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

Proposals should be of an appropriate 

density that combines the efficient use 

of land, high quality design and 

respects for the character and context.   

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 
place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

--? 

The site is adjacent to a Listed Building (Osborne House) 

on the opposite side of Hawkshead Road. Therefore, this 

site has the potential for a significant negative effect on 

the setting of this heritage asset.  
This site is also between 250m and 1km of Milestone 

about 30 Metres North of Little Heath Farm, Gobions 

(Gubbins) Registered Park and Gardens, the Folly Arch 

Grade II Listed Building, and four Listed Buildings within 

Hertsmere District including the London Coal Duty 

Marker on District Boundary 50 Metres South of Church 

Road and The White Cottage. However, this site is on 

the edge of an existing built up area in Little Heath and 

therefore the existing building will provide screening 
between the site and the heritage assets. Therefore the 

effects of development at this proposed site, is likely to 

be negligible upon these specific heritage assets. 

Existing development at Swanley Bar is likely to provide 

some screening from the Registered Park and Garden, 

although a minor negative effect may remain.  

SADM 32- Retaining and enhancing 

the landscape buffer along Hawkshead 

Road will help mitigate the impact of 

development on the Grade II Listed 
building Osbourne House.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 
impacts of climate 

change? 

-? 

Woodland area S.E. of Little Heath Farm Local Wildlife 

Site is within 500m of the site. Therefore, a minor 

negative effect is assumed for this site, however there is 

some uncertainty over the effect of this development 

upon this SA objective.  

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced.  

SADM 32- recommends the retention 

and protection of southern wooded 
boundary along Hawkshead Road for 

the management and enhancement of 

ecology.  

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 

objective.  

Not required but SP 11: Protection 

and enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 
and maximise the 

sustainable use of 

previously 

developed land 

-/+ 

A significant proportion of the site has been designated 

as Grade 3 agricultural land according to the agricultural 

land classification therefore it is assumed to have a 

minor negative effect on preserving soil quality. The 

remainder of the site is designated as urban land. The 
site is a mixture of previously developed land and 

greenfield land therefore it is assumed to have a mixed 

effect.  

SP 10: Sustainable design and 

construction- water sensitive design 

principles should be integrated into 

development proposals to sustainably 

address water supply, consumption 
and quality..  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 
identified local 

needs? 

0 

Amount of housing: The site provides capacity for 35 

homes which is less than 1% of the Borough’s housing 

target and therefore is assumed to have a negligible 

effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 
communities.  

++ 
Affordable housing: The site provides the capacity for 
35 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 35 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for ‘accessible 

and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 Ensure the 

supply, location and 
quality of business 

and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 
objective.  

Not required  

6.3 Enhance the 

vitality and 

attraction of 
Welwyn Garden City 

and Hatfield town 

retail centres?  

0 

This site is within walking distance (1,400m) of a Town 

Centre and therefore is likely to have a negligible effect.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

6.5 Avoid 

sterilisation of 

mineral resources  

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs  

++? 

The site is within straight line walking distance (1,400 

m) of two schools and a nursery and therefore a 

potential significant positive effect may occur because it 

could be easier and more resource/cost efficient to 

expand those existing facilities rather than building new 

schools to serve new residents.  

Not required  
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Land south of Hawkshead Road HS24 / BrP7  

Site - Land south of 

Hawkshead Road  

HS24 

/ 

BrP7  

Potential 

Capacity 

100 dwellings Policy SADM 32: Housing 

allocations in Little Heath 

General Development 

management policies 

 
SA Objective Likely  

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 
living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health for 

all? 

+ 

The site is within straight line walking distance of several 

types of community facility including: 

- Within 720m: None. 

- Within 1,400m: Coopers Road playing field, 

Little Heath Nursery Playgroup, Little Heath 
Primary School and Queenswood School, Little 

Heath Playing Field, Gobions wood open space 

play area, Little Heath play area.  WHBC also 

note that the site is within 1,400m of services 

in Potters Bar outside of the Borough. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 

residents would have access to a range of existing 
services.   

SP 1: Sustainable Development- 

promotes the increased supply of 

housing and contributes to the 

reduction of social and health 

inequalities. 
 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account 

climate change?   0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective. 

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will be need to 

consider fluvial and surface water flood 

risk, albeit of limited extent.  

SADM 32- SuDs should be used to 

suitably manage surface water flood 
risk to, within and from the site 

 

Long-term objective 4: Improving the environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? ++ 

Proximity to employment and services: This site is not 

within walking distance of an Employment Area or 

Welwyn Garden City or Hatfield Town Centres and is not 

within 720m of a food/convenience store.  WHBC note 

that it is however within walking distance of Potters Bar 
town centre located outside of the borough and 

therefore a significant positive effect is assumed. 

Not required 

++ 

Proximity to transport services: This site is within 400m 

of five bus stops on Hawkshead Road and two bus stops 

on Swanley Bar Lane. This is likely to encourage the use 

of sustainable transport modes and a significant positive 

effect is expected. 

Not required 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is not 

within 1,400m of an Employment Area or Welwyn 

Garden City or Hatfield Town Centres.  WHBC note that 

it is however within walking distance of Potters Bar town 

centre located outside of the borough and therefore a 

significant positive effect is assumed. 

Not required 

++ 

Proximity to transport services: This site is within 400m 

of bus stops providing a six day a week service and a 
significant positive effect is expected. 

Not required 

4.4 Protect and 

enhance open 

space and 

landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing open 

space and therefore for this specific issue, this site is 

assumed to have a negligible effect on open space.    

Not required SP 13: Infrastructure 

Delivery- Developers will be required 

to contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their proposals. 

--? 

Landscape character:  The site is in an area classified as 

having a moderate-high sensitivity to development; 

therefore a significant negative effect is expected 

although this is uncertain as the exact impacts on the 

landscape will depend on factors relating to the specific 

siting, layout and the design of the new development. 

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

SADM 32- Retaining and enhancing 
the landscape buffer along Hawkshead 

Road 

0 

Previously Developed Land: This site was identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required  

-- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a 

significant contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

SADM 32- reduced site area to allow 

for a gap to be retained between Little 

Heath and Swanley Bar  
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2). Therefore, this site is 

assumed to have a significant negative effect against 

this specific issue. 

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape.  

4.5 Conserve and 

enhance the 

Borough’s 
character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

-? 

This site is within 250m of the Listed Building (London 

Coal Duty Marker On District Boundary At Tl 2570 

0240).  However, this heritage asset is located within 
the existing settlement in Little Heath and is likely to be 

screened from the development site. 

This site is also between 250m and 1km of Gobions 

(Gubbins) Registered Park and Gardens, and Listed 

Building (the Folly Arch).  However, this site is on the 

edge of an existing built up area in Little Heath and 

there are agricultural fields separating the site from the 

Registered Park and Listed Building.  Furthermore, an 

existing settlement at Swanley Bar directly adjacent to 
the Registered Park and Listed Building should provide 

further screening.   

Nonetheless, it is expected that there will be some 

intervisibility and effects upon the setting of the 

Registered Park and therefore a minor negative 

uncertain effect is identified.   

SADM 32- Green buffer to help 

mitigate heritage impacts on the 

historic park and garden and the Grade 
II* Listed Folly.  

SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced. 

 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 
impacts of climate 

change? 

? 

Development sites have the potential to have adverse 

effects on nearby nature conservation sites through 

disturbance, habitat loss or fragmentation, pollution etc. 

Gobions Wood Central, Leggatts Park Drive and 

Woodland area S.E. of Little Heath Farm Local Wildlife 
Sites are all over 500m from this site, as is Northaw 

Great Wood SSSI (beyond 1km, but within 2km). 

Therefore, a negligible effect is assumed for this 

objective. The site is also designated as greenfield land 

therefore an uncertain effect is assumed for potential 

impacts on biodiversity.  

SADM 32- recommends: 

• Green buffer and retention of 

existing trees to help mitigate 

impact on the local ecology.  

• Retain existing pond or 
compensate for its loss. 

• Stage 1 habitat survey required 

at planning application stage 

Consultation with Natural England at a 

planning application stage due to scale 

and proximity to Northaw Great Wood 

SSSI. 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 
protection, enhancement and 

management of ecological assets. 

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 

objective. 

Not required, SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality.. 

4.10 Promote 

conservation and 

sustainable use of 

productive 
agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The majority of the site has been designated as Grade 3 

Agricultural land according to the agricultural land 

classification therefore it is assumed to have a minor 

negative effect on preserving soil quality.  A very small 
proportion of the site (the southern and south-western 

areas) is designated as urban land. 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 
land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 
housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 100 

homes which is less than 1% of the Borough’s housing 

target and therefore is assumed to have a negligible 
effect. 

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 
creation of mixed and sustainable 

communities 

++ 

Affordable housing: The site provides the capacity for 

100 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings. 

Not required 

++ 

Dwellings for older people: The site provides the 

capacity for 100 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 'accessible 

and adaptable dwellings' . 

Not required 

Long-term objective 6: A thriving economy 

6.1 Ensure the 

supply, location 

and quality of 
business and 

employment sites 

reflects the needs 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this objective. 

Not required 
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of local businesses 
and encourages a 

mixed and greener 

economy? 

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail centres? 

0 

This site is within walking distance (1,400m) of Welwyn 

Garden City or Hatfield Town Centre and therefore is likely 

to have a negligible effect.  

Not required 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction. 

Not required 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 
meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 m) 

of schools and a nursery and therefore a potential 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 
existing facilities rather than building new schools to serve 

new residents. 

Not required 
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The Meadway HS27/ Cuf1 

Site – The 

Meadway  

HS27/Cuf1 Potential 

Capacity 

30 dwellings Policy SADM 33: Housing 

allocations in Cuffley  

 
General Development 

management policies  
 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to reduced 

health inequalities, 

and in particular 

improve the health 

of those living in 
communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 

improved health for 

all? 

+ 

The site is within straight line walking distance of 

several types of community facility including:  

• Within 720m: Cuffley Village Surgery, Salepick Ltd 

Pharmacy, Tesco, Co-op, Station Road Post Office  

• Within 1,400m: Brookside Crescent, Brookside 
Crescent/Homewood Avenue and The Driveway/Hill 

Rise AGS, Cuffley Four Corners Pre-School, Cuffley 

JMI School, Cuffley Pre-School Playgroup and 

Sopers Road Employment Area.  

 

It should be noted that most of these community 

facilities are located to the west of the trainline, but are 

accessible to future residents via Station Road.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  
Overall, this results in a minor positive effect as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  
SADM 33- a noise survey would be 

required and a scheme would need to 

demonstrate that appropriate 

mitigation measures can deliver a 

satisfactory residential environment.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 
change? 

0 

A small proportion (less than 5%) of the site is within 

flood zone 3, a small proportion (less than 25%) of the 

site is within flood zone 2 and the site does not include 

flood storage areas. Therefore is assumed to have a 

negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is 

within walking distance of an Employment Area which 

can help to minimise travel distances and car use 

related greenhouse gases.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Cuffley Railway Station and 400m of bus 

stops on a route providing a six day a week service. 

This is likely to encourage the use of sustainable 
transport modes and a significant positive effect is 

expected.  

Not required  

4.3 Avoid and 

reduce air pollution ++ 

Proximity to employment and services: This site is 

within 1,400m of an Employment Area and a significant 

positive effect is expected.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Cuffley Railway Station and 400m of bus 

stops on a route providing a six day a week service. 

This is likely to encourage the use of sustainable 

transport modes and a significant positive effect is 

expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 
local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect.  

Not required, but SP 13: 

Infrastructure Delivery- Developers 

will be required to contribute to the 

reasonable costs of providing new 
green infrastructure, required as a 

result of their proposals.  

0 

Landscape character: This site was assessed as 

having low landscape sensitivity and is therefore 

considered to have a negligible effect on landscape 

character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required, but SADM 33 – 

recommends a contaminated land 

survey and report would be required 

and if necessary, suitable remediation 

carried out.  

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having 
limited to no contribution to maintaining the existing 

settlement pattern (Local Purpose), but was scored as 

having a partial contribution to preventing neighbouring 

towns from merging (Green Belt Purpose 2); therefore 

SP9: Place making and high quality 

design- Proposals should relate well to 
their surroundings, local 

distinctiveness, wider townscape and 

landscape.  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

this site is assumed to have a minor negative effect 

against this specific issue.  

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 
heritage and 

cultural assets, and 

their settings? 

0 

There are no cultural heritage assets within 1km of this 

site. Therefore, this site is assumed to have a negligible 

effect on this objective.  

Not required, but SP1: Delivering 

Sustainable Development- heritage 

assets should be protected and 

enhanced.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

The site is within 250m of Cuffley Station Embankment 

Local Wildlife Site. Therefore a significant negative 

effect is assumed for this site, however, there is some 

uncertainty over the effect of this development upon 

this SA objective.  

SADM 33- Nature conservation 

measures to include a buffer to Cuffley 

Brook and the ecosite.  

 

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 
management of ecological assets.  

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 

objective.  

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 
and maximise the 

sustainable use of 

previously 

developed land 

- 

This site is located entirely within urban land according 

to the agricultural land classification. The site is also 

entirely greenfield land, therefore the effect is assumed 

to be minor negative.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 
needs? 

0 

Amount of housing: The site provides capacity for 30 

homes which is less than 1% of the Borough’s housing 

target and therefore it is assumed to have a negligible 

effect.  

Not required, but SP1: Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 
Affordable housing: The site provides the capacity for 
30 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 30 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 Ensure the 

supply, location and 

quality of business 
and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 
and Hatfield town 

retail centres?  

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore is likely to have a negligible effect.  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources  

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs  

++? 

The site is within straight line walking distance (1,400 

m) of several education establishments (Primary school 

and nurseries/ pre-schools) and therefore a potential 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities rather than building new schools to 

serve new residents.  

Not required  
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Land at Northaw Road East Cuf5 

Site – Land at 

Northaw Road East 

RA/Cuf5 Potential 

Capacity 

376-412 dwellings Policy  

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to reduced 

health inequalities, 

and in particular 
improve the health 

of those living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 

improved health for 
all? 

+ 

The site is within straight line walking distance of 

several types of community facility including:  

• Within 720m: Cuffley Village Surgery, 
Salepick Ltd Pharmacy, Tesco, Co-op, Station 

Road Post Office and Simmons Bakery.  

• Within 1,400m: Brookside Crescent, 

Brookside Crescent/Homewood Avenue and 

The Driveway/Hill Rise AGS, King George V 

Playing Fields, Cuffley Four Corners Pre-

School and Cuffley JMI School.  

 

Other community and leisure facilities within 1.400m 
include Cuffley Service Station, Pre-School Playgroup 

and Sopers Road Employment Area. While these are all 

located to the east of the train line, they will be 

accessible to future housing occupants via Station Road.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 
contributes to the reduction of social 

and health inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change? 

0 

A small proportion (less than 5%) of the site is within 

flood zone 3 and does not include a flood storage area. 

Therefore is assumed to have a negligible effect upon 

this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 
gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is 

within walking distance of an Employment Area 
Employment Site which can help to minimise travel 

distances and car use related greenhouse gases.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Cuffley Railway Station and within 400m of 

two bus stops on Plough Hill and eight stops on Northaw 

Road East. This is likely to encourage the use of 

sustainable transport modes and a significant positive 

effect is expected.  

 

Not required  

4.3 Avoid and 

reduce air pollution ++ 

Proximity to employment and services: This site is 

within 1,400m of an Employment Area and a significant 

positive effect is expected.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of a railway station and within 400m of bus 
stops providing a six day a week service and a 

significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect.  

Not required  

--? 

Landscape character: This site was assessed as 

having moderate-high sensitivity to development in the 

Landscape Sensitivity Assessment 2019 and therefore 

could have a significant negative effect on landscape 

character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required  

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 
settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.  

SP 9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, local 
distinctiveness, wider townscape and 

landscape.  

Proposals should be of an appropriate 

density that combines the efficient use 

of land, high quality design and 

respects for the character and 

context..  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 
cultural assets, and 

their settings? 

0 

There are no cultural heritage assets within 1km of this 

site. Therefore, this site is assumed to have a negligible 

effect on this objective.  

Not required but SP1: Delivering 

Sustainable Development and 

SADM15: Heritage - heritage assets 

should be protected and enhanced.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

The site is within 250m of The Dell (Cuffley) Local 

Wildlife Site. Therefore a significant negative effect is 

assumed for this site, however there is some 

uncertainty over the effect of this development upon 

this SA objective. The site is also entirely greenfield 

land.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

 

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 

objective.  

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 
to sustainably address water supply, 

consumption and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The entire site has been designated as Grade 3 

agricultural land according to the agricultural land 

classification therefore it is assumed to have a minor 

negative impact on preserving soil quality.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

+ 

Amount of housing: The site provides capacity for 

376-412 homes which is at 1-5% of the Borough’s 

housing target and therefore is assumed to have a 

minor positive effect.  

 

 

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 

Affordable housing: The site provides the capacity for 

376-412 homes and therefore it is assumed the site 

would accommodate 35% affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 376-412 homes and therefore it is assumed 
the site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 
needs of local 

businesses and 

encourages a mixed 

and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore is likely to have a negligible effect.  

Not required  

6.5 Avoid 

sterilisation of 
mineral resources  

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs  

++? 

The site is within straight line walking distance (1,400 

m) of several education establishments and therefore a 

potential significant positive effect may occur because it 

could be easier and more resource/cost efficient to 

expand those existing facilities rather than building new 

schools to serve new residents.  

Not required  
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Land south of Northaw Road East HS28/ Cuf6 

Site – Land south of 

Northaw Road East 

HS28/ 

Cuf6 

Potential 

Capacity 

121 dwellings Policy SADM 33: Housing 

allocations in Cuffley  
 

General Development 

management policies  
 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 
 

1.2 …lead to 

improved health for 

all? 

+ 

The site is within straight line walking distance of 

several types of community facility including:  

• Within 720m: Cuffley Village Surgery, Salepick Ltd 

Pharmacy, Tesco, Co-op, Station Road Post Office 

and Simmons Bakery.  

• Within 1,400m: Brookside Crescent and The 

Driveway/Hill Rise AGS, King George V Playing 

Fields, Cuffley Four Corners Pre-School and Cuffley 

JMI School.  

 
Other community and leisure facilities within 1.400m 

include Cuffley Service Station, Pre-School Playgroup 

and Sopers Road Employment Area. These are all 

located to the east of the train line but will be accessible 

to future housing occupants via Station Road.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 

residents would have access to a range of existing 
services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities.  

SADM 33- noise survey would be 

required and a scheme would need to 

demonstrate that appropriate 

mitigation measures can deliver a 

satisfactory residential environment.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change? 0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

SADM 33- A specific flood risk 

assessment of the site would be 
required at planning application stage 

and SUDs design would need to take 

specific account of topography to 

manage overland flows.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is 

within walking distance of an Employment Area which 

can help to minimise travel distances and car use 

related greenhouse gases.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Cuffley Railway Station and within 400m of 
four bus stops on Northaw Road East. This is likely to 

encourage the use of sustainable transport modes and a 

significant positive effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution ++ 

Proximity to employment and services: This site is 

within 1,400m of an Employment Area and a significant 

positive effect is expected.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of a railway station and within 400m of bus 

stops providing a six day a week service and a 

significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 
local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect.  

Not required but SP 13: 

Infrastructure Delivery- Developers 

will be required to contribute to the 

reasonable costs of providing new 
green infrastructure, required as a 

result of their proposals.  

-? 

Landscape character: This site was assessed as 

having low- moderate landscape sensitivity and 

therefore could have a minor negative effect on 

landscape character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.  

Not required but SP9: Place making 

and high quality design- Proposals 

should relate well to their 

surroundings, local distinctiveness, 

wider townscape and landscape.  

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 
heritage and 

cultural assets, and 

their settings? 

0 

This site is between 250m and 1km of Captain William 

Leefe Robinson VC memorial obelisk Grade II Listed 

Building. However, effects are expected to be negligible 

as the site is relatively small and is likely to be screened 

by existing built development. Cattlegate Farmhouse 

grade II Listed Buildingis located almost 1km away, at 

the far end of sloping fields near the M25, and views of 

the site will be screened by woodland.  Therefore, 
although there is a potential for an uncertain minor 

negative effect, it is likely that given the local setting, 

the effect on the setting of the Listed Building would be 

negligible.  

 

SP1: Delivering Sustainable  

Development and SADM15: 

Heritage - heritage assets should be 

protected and enhanced.  

 

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 

impacts of climate 
change? ? 

The site is not close to any biodiversity sites. However, 

the site is entirely greenfield land and an uncertain 

effect is assumed.  

SADM 33- proximity to two SSSIs will 

need to ensure any impacts are 

avoided or mitigated.  

Opportunities to create nature 

conservation buffer with railway bank 

and southern woody boundary. Reptile 
survey may be required at planning 

application stage.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 

objective.  

Not required, SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 
to sustainably address water supply, 

consumption and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The entire site has been designated as Grade 3 

agricultural land according to the agricultural land 

classification therefore it is assumed to have a minor 

negative impact on preserving soil quality.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 

121 homes which is less than 1% of the Borough’s 

housing target and therefore is assumed to have a 

negligible effect.  

Not required but SP1 Delivering 

Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 

Affordable housing: The site provides the capacity for 

121 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 121 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 
Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 Ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 
businesses and 

encourages a mixed 

and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden City 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centre and 

therefore is likely to have a negligible effect.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

and Hatfield town 

retail centres?  

6.5 Avoid 

sterilisation of 

mineral resources  

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs  

++? 

The site is within straight line walking distance (1,400 

m) of several education establishments (primary school 

and nursery/ pre-school) and therefore a potential 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities rather than building new schools to 

serve new residents.  

Not required  
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Wells Farm HS30/Cuf7  

Site – Wells Farm HS30/Cu

f7 

Potential Capacity 75 dwellings Policy 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 
improved health for 

all? 

+ 

The site is within straight line walking distance of 

several types of community facility including:  

- Within 720m: Cuffley Village Surgery, Station Road 
Post Office, pharmacy, Co-op, Tesco, Co-op, 

Newsagents and Simmons Bakery.  

- Within 1,400m: Salepick Ltd Pharmacy, Tesco, 

Brookside Crescent, Brookside Crescent/Homewood 

Avenue and The Driveway/Hill Rise AGS, King George V 

Playing Fields, Cuffley Four Corners Pre-School and 

Cuffley JMI School .  

 

Other community and leisure facilities within 1.400m 
include Cuffley Service Station, Pre-School Playgroup 

and Sopers Road Employment Area. These are all 

located to the east of the train line but will be accessible 

to future housing occupants via Station Road.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall this results in a minor positive effect as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 
contributes to the reduction of social 

and health inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change? - 

A proportion (between 5-25%) of the site is within flood 

zone 3 and is assumed to have a minor negative effect 

upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent.  

SADM 33- A specific flood risk 

assessment of the site would be 

required at planning application stage 

and SUDs design would need to take 
specific account of topography to 

manage overland flows.   

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is 

within walking distance of an Employment Area which 

can help to minimise travel distances and car use 

related greenhouse gases.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Cuffley Railway Station and within 400m of 

six bus stops on Northaw Road East. This is likely to 

encourage the use of sustainable transport modes and a 
significant positive effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution ++ 

Proximity to employment and services: This site is 

within 1,400m of an Employment Area and a significant 

positive effect is expected.  

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of a railway station and within 400m of bus 

stops providing a six day a week service and a 

significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect.  

Not required  

--? 

Landscape character: This site was assessed as 

having moderate - high landscape sensitivity and 

therefore could have a significant negative effect on 

landscape character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

+? 

Previously Developed Land: This site was identified 

as partially Previously Developed Land and greenfield 
land therefore would have a minor positive effect with 

uncertainty relating to the appropriateness of the design 

of the development.  

Not required  

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

SP 9: Place making and high 

quality design- Proposals should 

relate well to their surroundings, local 

distinctiveness, wider townscape and 

landscape.  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.  

Proposals should be of an appropriate 

density that combines the efficient use 

of land, high quality design and 

respects for the character and context.  

SADM 33- A logical and defensible 

Green Belt boundary could be formed if 

this comes forward in conjunction with 

HS29.  

4.5 Conserve and 

enhance the 

Borough’s 
character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

0 

There are no cultural heritage assets within 1km of this 

site. Therefore, this site is assumed to have a negligible 

effect on this objective.  

Not required, but SP1: Delivering 

Sustainable Development and 

SADM15: Heritage - heritage assets 
should be protected and enhanced.  

SADM 33- Pre-application 

investigations will be required due to 

proximity of AAS.  

4.6 Protect and 

enhance 

biodiversity and 
geodiversity, taking 

into account the 

impacts of climate 

change? 

? 

The site is not close to any biodiversity sites. However 

the site is entirely greenfield land and an uncertain 

effect is assumed.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 
protection, enhancement and 

management of ecological assets.  

SADM 33- proximity to two SSSIs will 

need to ensure any impacts are 

avoided or mitigated.  

Potential for habitat creation and 

wildlife corridors should be explored as 

part of any planning application.  

Where the presence of protected 
species is confirmed and development 

is likely to affect them, a Natural 

England development licence will be 

required.  

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 

objective.  

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality.  

4.10 Promote 

conservation and 

sustainable use of 
productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The entire site has been designated as Grade 3 

agricultural land according to the agricultural land 

classification therefore it is assumed to have a minor 
negative impact on preserving soil quality.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 
best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 
and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 75 

homes which is less than 1% of the Borough’s housing 
target and therefore is assumed to have a negligible 

effect.  

Not required but SP1 Delivering 

Sustainable Development requires 
new development to contribute to the 

creation of mixed and sustainable 

communities.  

++ 

Affordable housing: The site provides the capacity for 

75 homes and therefore it is assumed the site would 

accommodate 35% affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 75 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 Ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 
vitality and 

attraction of 

Welwyn Garden City 

0 

This site is not within walking distance (1,400m) of 
Welwyn garden City or Hatfield Town Centre and 

therefore is likely to have a negligible effect.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

and Hatfield town 

retail centres?  

6.5 Avoid 

sterilisation of 

mineral resources  

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs  

++? 

The site is within straight line walking distance 

(1,400m) of several education establishments (primary 

school and nursery/pre-schools) and therefore a 

potential significant positive effect may occur because it 

could be easier and more resource/cost efficient to 

expand those existing facilities rather than building new 

schools to serve new residents.  

Not required  
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North west of Cuffley Hills Farm RA Cuf10 

Site – North west of 

Cuffley Hills Farm  

RA 

Cuf10 

Potential 

Capacity 

32 dwellings Policy  

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 
particular improve 

the health of those 

living in 

communities 

characterised by 

relatively poor 

health?  

1.2 …lead to 

improved health for 
all?  

+ 

The site is within a straight line walking distance of 

several types of community facility including:  

- Within 720m: Cuffley Village Surgery, Post Office, 
pharmacy, Co-op, Simmons Bakery Newsagents and 

Tesco.  

- Within 1,400m: The Plough' Public House, Cuffley St 

Martin de Porres Church, St Andrews Church, The 

Dental Centre, King George V Playing Fields, Cuffley Hall 

Four Corners Pre-School, Cuffley and Cuffley JMI 

School.  

 

Other community and leisure facilities within 1.400m 
include Cuffley Service Station, Pre-School Playgroup 

and Sopers Road Employment Area, which are all 

located to the east of the train line, but accessible to 

future housing occupants via Station Road.  

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall, a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

SP 1: Sustainable Development- 

promotes the increased supply of 

housing and contributes to the 
reduction of social and health 

inequalities.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account climate 

change?  

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will be need to 

consider fluvial and surface water flood 

risk, albeit of limited extent.  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 
gas emissions from 

transport? 
++ 

Proximity to employment and services: This site is 

within walking distance to Sopers Road Employment 
Area, which can help to minimise travel distances and 

car use related greenhouse gases. This Employment 

Area is located to the east of the train line, but will be 

accessible to future housing occupants via Station Road. 

Not required  

++ 

Proximity to transport services: This site is within 

1,400m of Cufley Train Station and within 400m of four 

bus stops on a route providing a six day a week service. 

These include two on The Ridgeway, Hanyards Lane and 

Cuffley, Hill Rise, Highfields. This is likely to encourage 

the use of sustainable transport modes and a significant 

positive effect is expected.  
 

 

Not required  

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is 

within walking distance to Sopers Road Employment 

Area, which can help to minimise travel distances and 

car use related greenhouse gases. This Employment 

Area is located to the east of the train line but will be 

accessible to future housing occupants via Station 

Road..  

Not required  

++ 

Proximity to transport services: As this site is within 

1,400m of a train station and 400m of bus stops 

providing a six day a week service and a significant 
positive effect is expected.  

Not required  

4.4 Protect and 
enhance open space 

and landscape 

character, retaining 

local 

distinctiveness? 

0 

Open Space: The site is not located within existing 
open space and therefore for this specific issue, this site 

is assumed to have a negligible effect on open space.  

Not required SP 13: Infrastructure 
Delivery- Developers will be required 

to contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their proposals.  

--? 

Landscape character: This site was assessed as 

having moderate-high sensitivity to development and 

therefore could have a significant negative effect on 

landscape character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

- 

Retaining local distinctiveness: The WHBC Green 

Belt Study Stage 3 (2019) scored the site as having a 

partial contribution to maintaining the existing 

settlement pattern (Local Purpose) and a partial 

contribution to preventing neighbouring towns from 

merging (Green Belt Purpose 2); therefore this site is 

assumed to have a minor negative effect against this 

specific issue.    

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape.  

4.5 Conserve and 

enhance the 

Borough’s 
character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

0 

There are no cultural heritage assets within 1km of this 

site. Therefore, this site is assumed to have a negligible 

effect on this objective.  

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 
protected and enhanced.  

4.6 Protect and 

enhance 

biodiversity and 
geodiversity, taking 

into account the 

impacts of climate 

change? 

--? 

This site is adjacent to the Dell (Cuffley) Local Nature 

Reserve. This site is also adjacent to Broadleaved 

woodland and has been identified as County Woodland. 
Therefore, a significant negative effect is assumed for 

this site.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 
protection, enhancement and 

management of ecological assets. .  

4.8 Avoid water 

pollution 

0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 

objective.  

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality. 

4.10 Promote 

conservation and 
sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The entire site has been designated as Grade 3 

agricultural land according to the agricultural  
land classification therefore it is assumed to have a 

minor negative impact on preserving soil quality.  

Policy SP 11: Protection and 

enhancement of critical 
environmental assets- protect the 

best and most versatile agricultural 

land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 
and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 32 

homes which is less than 1% of the Borough’s housing 
target and therefore is assumed to have a negligible 

effect.  

Not required but SP1 Delivering 

Sustainable Development requires 
new development to contribute to the 

creation of mixed and sustainable 

communities  

++ 

Affordable housing: The site provides the capacity for 

32 homes and therefore it is assumed the site would 

accommodate 25% affordable dwellings.  

Not required  

++ 

Dwellings for older people: The site provides the 

capacity for 32 homes and therefore it is assumed the 

site would include 20% of market dwellings meeting 

Building Regulations Part M4(2) standards for 

‘accessible and adaptable dwellings’.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 ensure the 

supply, location and 

quality of business 

and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 
economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective.  

Not required  

6.3 Enhance the 
vitality and 

attraction of 

Welwyn Garden City 

and Hatfield town 

retail centres?  

0 

This site is not within walking distance (1,400m) of 
Welwyn Garden City or Hatfield Town  

Centre and therefore is likely to have a negligible effect.  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources  

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore 

a negligible effect is expected.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an 

uncertain significant positive effect may occur because 

it could be easier and more resource/cost efficient to 

Not required  

Page 1174



C-115 

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

meet identified 

needs  

expand those existing facilities to accommodate new 

residents as required, rather than building new schools 

to serve the new residents.  
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Land at Northaw Road East HS29 / Cuf12 

Site - Land at 

Northaw Road East 

Cuf 

12

  

Potential 

Capacity 

73 dwellings Policy  SADM 33: Housing 

allocations in Cuffley 

General Development 

management policies 

 
SA Objective Likely  

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects ) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 
living in 

communities 

characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within a straight line walking distance of 

several types of community facility including:  

- Within 720m: Cuffley Village Surgery, Post 

Office, pharmacy, Co-op, Simmons Bakery 

Newsagents and Tesco.  
- Within 1,400m: King George V Playing Fields, 

Cuffley JMI Primary School, Cuffley Four 

Corners Nursery, Cuffley Nursery School, and 

Sopers Road Employment Site. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall, a minor positive effect is expected as new 

residents would have access to a range of existing 

services.   

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities. 
 

 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 

property, taking 

into account 

climate change?   0 

A small proportion (less than 5%) of the site is within 

flood zone 3 and it does not include a flood storage area. 

Therefore is assumed to have a negligible effect upon 

this SA objective. 

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will need to consider 

fluvial and surface water flood risk, 

albeit of limited extent. 

SADM 33- A specific flood risk 

assessment of the site would be 

required at planning application stage 
and SUDs design would need to take 

specific account of topography to 

manage overland flows 

Long-term objective 4: Improving the environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? ++ 

Proximity to employment and services: This site is within 

walking distance to Sopers Road Employment Area, 

which can help to minimise travel distances and car use 

related greenhouse gases.  It should be noted that this 

Employment Area is located to the east of the train line 

and will be accessible to future housing occupants via 
Station Road.  

Not required 

++ 

Proximity to transport services: This site is within 

1,400m of Cuffley Train Station and within 400m of six 

bus stops on a route providing a six day a week service.  

These include two on Northaw Road West and four on 

Northaw Road East.  This is likely to encourage the use 

of sustainable transport modes and a significant positive 

effect is expected. 

Not required, but SADM 33- New 

Traffic Assessment and pedestrian 

crossing facilities would be required in 

the vicinity of the site 

4.3 Avoid and 

reduce air pollution 

++ 

Proximity to employment and services: This site is within 

walking distance to Sopers Road Employment Area, 

which can help to minimise travel distances and car use 

related greenhouse gases.  It should be noted that this 
Employment Area is located to the east of the train line 

and will be accessible to future housing occupants via 

Station Road.  

Not required 

++ 

Proximity to transport services: As this site is within 

1,400m of a train station and 400m of bus stops 

providing a six day a week service and a significant 

positive effect is expected. 

Not required, but SADM 33- New 

Traffic Assessment and pedestrian 

crossing facilities would be required in 

the vicinity of the site 

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 
distinctiveness? 

 

 

 

0 

Open Space: The site is not located within existing open 

space and therefore for this specific issue, this site is 

assumed to have a negligible effect on open space. 

Not required SP 13: Infrastructure 

Delivery- Developers will be required 

to contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their proposals. 

--? 

Landscape character: The site is assessed as having a 

moderate-high landscape sensitivity and therefore 
development could have a significant negative effect on 

landscape character.  

SP9: Place making and high quality 

design- Proposals should relate well to 
their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

0 

Previously Developed Land: This site was identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required  

- 

Retaining local distinctiveness: The WHBC Green Belt 

Study Stage 3 (2019) scored the site as having a partial 

contribution to maintaining the existing settlement 

pattern (Local Purpose) and a partial contribution to 

SADM 33- A logical and defensible 

Green Belt boundary could be formed if 

this site comes forward in conjunction 

with HS30.  
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects ) 

preventing neighbourhood towns from merging (Green 

Belt Purpose 2), and therefore this site is assumed to 

have a minor negative effect against this specific issue. 

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape. 

4.5 Conserve and 

enhance the 

Borough’s 
character, sense of 

place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

0 

This site is between 250m and 1km of Captain William 

Leefe Robinson VC memorial obelisk Grade II Listed 

Building. However, effects are expected to be negligible 
as the site is relatively small and is likely to be screened 

by existing built development.  

SADM 33- Pre-application 

investigations will be required due to 

proximity of AAS. 
SP1: Delivering Sustainable 

Development- heritage assets should 

be protected and enhanced. 

4.6 Protect and 

enhance 

biodiversity and 
geodiversity, 

taking into account 

the impacts of 

climate change? 

? 

The site is not close to any biodiversity sites.  However, 

the site is entirely greenfield land and an uncertain effect 

is assumed.   

SADM 33- proximity to two SSSIs will 

need to ensure any impacts are 

avoided or mitigated. 
Potential for habitat creation and 

wildlife corridors should be explored as 

part of any planning application. 

Where the presence of protected 

species is confirmed and development 

is likely to affect them, a Natural 

England development licence will be 

required. 

SP 11: Protection and 
enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. . 

4.8 Avoid water 

pollution 

    0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 

objective. 

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 

to sustainably address water supply, 

consumption and quality. 

4.10 Promote 

conservation and 

sustainable use of 
productive 

agricultural land 

and maximise the 

sustainable use of 

previously 

developed land 

- 

The entire site has been designated as Grade 3 

agricultural land according to the agricultural 

land classification therefore it is assumed to have a 
minor negative impact on preserving soil quality. 

 

 

 

 

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 
best and most versatile agricultural 

land. 

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 
and tenure of 

housing to meet 

identified local 

needs? 

0 

Amount of housing: The site provides capacity for 73 

homes which is less than 1% of the Borough’s housing 
target and therefore is assumed to have a negligible 

effect. 

Not required 

++ 

Affordable housing: The site provides the capacity for 73 

homes and therefore it is assumed the site would 

accommodate 25% affordable dwellings. 

Not required 

++ 

Dwellings for older people: The site provides the capacity 

for 73 homes and therefore it is assumed the site would 

include 20% of dwellings to meet Building Regulations 

Part M4(2) standards for 'accessible and adaptable 

dwellings' (or updated equivalent). 

Not required 

Long-term objective 6: A thriving economy 

6.1 Ensure the 
supply, location 

and quality of 

business and 

employment sites 

reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy? 

0 

This site is not located within an Employment Area and 
therefore would have a negligible effect on this 

objective. 

 

Not required 

6.3 Enhance the 

vitality and 
attraction of 

Welwyn Garden 

City and Hatfield 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town 
Centre and therefore is likely to have a negligible effect. 

Not required 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects ) 

town retail 

centres? 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction, therefore 

a negligible effect is expected. 

Not required 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.   

Not required 

 

 

 

Symondshyde SDS6 / Hat15 

Site - 

Symondshyde  

SDS6 

/ 

Hat15 

Potential 

Capacity 

1,130 dwellings and 6 pitches Policy  SP 24 New Village - 

Symondshyde (SDS6) 

 
SA Objective Likely  

Effects 
Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1 …lead to 

reduced health 

inequalities, and in 

particular improve 

the health of those 

living in 

communities 
characterised by 

relatively poor 

health? 

1.2 …lead to 

improved health 

for all? 

+ 

The site is within a straight line walking distance of 

several types of community facility including: 

- Within 720m: None. 

- Within 1,400m: St. John’s Church, Lemsford 

Village Hall and recreational ground, 

Symondshyde Great Wood, Annabel’s 

Montessori School and St. Johns Church of 
England Primary School.  Hatfield Business 

Park is also within 1,400m of the site. 

The site is not within an area classified as being within 

20% of the most deprived areas nationally.  

Overall, a minor positive effect is expected as new 

residents would have access to a range of existing 

services.   

Not required but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 

contributes to the reduction of social 

and health inequalities. 

SP24-requires proposals to include 

community facilities including a new 
school, leisure facilities and a small 

neighbourhood centre. 

Long-term Objective 2: Safer Communities 

2.2 Ensure there is 
no increase in flood 

risk to people or 

property, taking 

into account 

climate change?   

0 

The site is not within flood zones 2 or 3 and does not 
include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective. 

SADM 14: Flood Risk and Surface 
Water Management Supporting text-

some allocations will be need to 

consider fluvial and surface water flood 

risk, albeit of limited extent. 

SP24- Sustainable drainage and 

provision for flood mitigation 

Long-term objective 4: Improving the environment 

4.2 Significantly 

reduce greenhouse 
gas emissions from 

transport? 

++ 

Proximity to employment and services: This site is within 

walking distance of an Employment Area at Hatfield 
business park which can help to minimise travel 

distances and car use related greenhouse gases. 

Not required 

0 

Proximity to transport services: This site is over 1,400m 

to a rail station and over 400m to a bus stop.  Therefore, 

a negligible effect is expected. 

SP24-requires proposals to include 

Sustainable transport measures 

including pedestrian links, cycle paths, 

passenger transport and community 

transport initiatives;  

4.3 Avoid and 

reduce air pollution 
++ 

Proximity to employment and services: This site is within 

walking distance of an Employment Area at Hatfield 

business park and therefore a significant positive effect 

is expected. 

Not required 

0 

Proximity to transport services: This site is over 1,400m 

to a rail station and over 400m to a bus stop.  Therefore, 

a negligible effect is expected. 

SP24-requires proposals to include 

Sustainable transport measures 

including pedestrian links, cycle paths, 
passenger transport and community 

transport initiatives;  

4.4 Protect and 

enhance open 

space and 

landscape 

character, 

retaining local 

distinctiveness? 

0 

Open Space: Less than 5% of the site (along the 

western boundary) is within an area of natural green 

space and therefore for this specific issue, this site is 

assumed to have a negligible effect on open space.   

SP 24 – include formal and informal 

open spaces for leisure and recreation  

--? 

Landscape character: This site was assessed as having 

moderate - high landscape sensitivity and therefore 

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

could have a significant negative effect with uncertainty 

on landscape character.   

distinctiveness, wider townscape and 

landscape. 

SP 24 – incorporate guidance from 

masterplan on access, sustainable 

design and layout principles for the 

whole site. 

Incorporate landscaping and planting. 

0 

Previously Developed Land: This site was identified as a 

greenfield site and therefore would have a negligible 

effect. 

Not required. 

0 

Retaining local distinctiveness: The WHBC Green Belt 

Study (2019) scored the site as having limited to no 
contribution in relation to maintaining the existing 

settlement pattern (Local Purpose), and was scored as 

having a limited to no contribution to preventing 

neighbouring towns from merging (Green Belt Purpose 

2); therefore this site is assumed to have a negligible  

effect against this specific issue. 

SP9: Place making and high quality 

design- Proposals should relate well to 
their surroundings, local 

distinctiveness, wider townscape and 

landscape. 

SP 24 – incorporate guidance from 

masterplan on access, sustainable 

design and layout principles for the 

whole site. 

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 
place and local 

distinctiveness, 

historic 

environment, 

heritage and 

cultural assets, and 

their settings? 

--? 

The site includes Symondshyde Farmhouse Grade II 

Listed Building and an Area of Archaeological 

Significance (AAS53).  The site is also between 250m 

and 1km of six other Grade II Listed Buildings including 
Upper Cromer Hyde Farmhouse, 16 and 18, Cromer 

Hyde, 12, Cromer Hyde, gates and screen of Brocket 

Park to the south-west of Brocket Hall, the Crooked 

Chimney Public House and Astwick Manor (British 

Aerospace Technical School). Brocket Hall Registered 

Park and Garden is 395m away in the north east.  

Overall, this site has the potential for a significant 

negative effect on the setting of heritage assets. 

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 

protected and enhanced. 
SP 24- Protection and enhancement of 

heritage assets, in particular the 

setting of 

Symondshyde Farmhouse 

4.6 Protect and 

enhance 

biodiversity and 
geodiversity, 

taking into account 

the impacts of 

climate change? 

--? 

This site is adjacent to Long Grove Plantation and 

Titnol's Wood Local Wildlife Sites and Long Spring Local 

Wildlife Site/ Ancient Woodland.  Symondshyde Great 
Wood Local Wildlife Site/ Ancient woodland is within 10m 

of the site on the western side of Hammonds Lane and 

within 500m of Benstead's Wood, Wet Grove, Fletcher's 

Wick and Furzefield Wood (near Hatfield) Local Wildlife 

Sites.  Therefore, an uncertain significant negative effect 

is assumed for this site. 

SP 10: Sustainable design and 

construction- Existing habitat should 

be incorporated into the design with 
sound ecological principles.   

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets.  

Development should secure positive 

improvements to and conservation of 

ecological assets. 

SADM 16: Ecology and Landscape- 
Protect and enhance biodiversity, and 

the integrity of ecological networks. 

SP 24-new open space should 

contribute to wider ecological networks 

including a strategic green 

infrastructure corridor from St Albans 

through to Hertford 

4.8 Avoid water 

pollution 

    0 

The site is not within an inner or outer impact zone and 

therefore would have a negligible effect on this SA 

objective. 

Not required, but SP 10: Sustainable 

design and construction- water 

sensitive design principles should be 

integrated into development proposals 
to sustainably address water supply, 

consumption and quality.. 

SP24- infrastructure upgrades 

including local sewage infrastructure.  

4.10 Promote 

conservation and 

sustainable use of 

productive 

agricultural land 

and maximise the 

sustainable use of 
previously 

developed land 

- 

The majority of this site is located within Grade 3 

agricultural land, with the western area designated as 

non-agricultural land, and a small part of the eastern 

area designated Grade 2 agricultural land.  The site is 

also entirely greenfield and therefore a minor negative 

effect is assumed. 

SP24 promote the use of remediation 

strategies for potential contaminated 

land.   

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 

identified local 

needs? 

++ 

Amount of housing: The site provides capacity for 1,130 

homes which is more than 5% of the Borough’s housing 

target and therefore is assumed to have a significant 

positive effect. 

SP 24 Provide a wide mix of housing 

types, sizes and tenures,. 

SADM 9: Limit the loss of one or more 

dwellings. 

++ 

Affordable housing: The site provides the capacity for 

1,130 homes and therefore it is assumed the site would 

accommodate 30% affordable dwellings.  

Gypsy and Traveller Pitches: The site would provide 6 
pitches, to be provided off-site at site HS34.  

SP 24 requires a minimum of 30% 

affordable housing unless it would not 

be viable.   

 

++ 
Dwellings for older people: The site provides the capacity 

for 1,130 homes and therefore it is assumed the site 

Not required but SP1 requires new 

development to contribute to the 
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SA Objective Likely  
Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

would include 20% of market dwellings meeting Building 

Regulations Part M4(2) standards for 'accessible and 

adaptable dwellings' (or updated equivalent). 

creation of mixed and sustainable 

communities. 

Long-term objective 6: A thriving economy 

6.1 Ensure the 

supply, location 

and quality of 

business and 

employment sites 
reflects the needs 

of local businesses 

and encourages a 

mixed and greener 

economy? 

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 

objective. 

 

Not required, SP24 refers to 

integrated communications 

infrastructure to support the economy.   

  

6.3 Enhance the 

vitality and 

attraction of 

Welwyn Garden 

City and Hatfield 

town retail 
centres? 

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town 

Centre and therefore it is likely to have a negligible 

effect upon this SA objective. 

Not required 

6.5 Avoid 

sterilisation of 

mineral resources 

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction. 

Not required 

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs 

++? 

The site is within straight line walking distance (1,400 

m) of local education facilities and therefore an uncertain 

significant positive effect may occur because it could be 

easier and more resource/cost efficient to expand those 

existing facilities to accommodate new residents as 

required, rather than building new schools to serve the 

new residents.   

SP24-requires proposals to include 

community facilities including a new 

school, leisure facilities and a small 

neighbourhood centre 
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Barbaraville HS33/ GTLAA08 

Site – Barbaraville HS33/GTLAA08 Potential 

Capacity 

4 Gypsy and Traveller 

pitches 

Policy SADM 35- Rural 

allocations  
Development 

management policies  

 

SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 

(focussing on significant adverse 

effects) 

Long-term Objective 1: Health Improvement 

1.1…lead to reduced 

health inequalities, 

and in particular 
improve the health 

of those living in 

communities 

characterised by 

relatively poor 

health? 

 

1.2 …lead to 

improved health for 
all? 

+ 

The site is within a straight line walking distance of 

several types of community facility including:  

- Within 720m: None.  
- Within 1,400m: QEII Hospital, Spring House Medical 

Centre, King George V Playing Field, Hollybush Surgery, 

'The Hollybush' Public House, Hatfield Cricket Club, and 

several open spaces, including Bennett Close and 

Chequers Woodland Park, Newsagents, The Ryde 

School, Childbase Nursery at the QEII, Londis 

Supermarket and Andersons Family Bakers.  

 

The site is within an area within the 20-40% most 
deprived areas within the district (English Indices of 

Deprivation) (Welwyn Hatfield 011).  

Overall a minor positive effect is expected as new 

residents would have access to a range of existing 

services.  

Not required, but SP 1: Sustainable 

Development- promotes the 

increased supply of housing and 
contributes to the reduction of social 

and health inequalities.  

SADM 35- Noise and air quality report 

at planning application stage given 

proximity to A414.  

Long term Objective 2: Safer Communities 

2.2 Ensure there is 

no increase in flood 

risk to people or 
property, taking 

into account climate 

change? 

0 

The site is not within flood zones 2 or 3 and does not 

include a flood storage area and therefore is assumed to 

have a negligible effect upon this SA objective.  

SADM 14: Flood Risk and Surface 

Water Management Supporting text-

some allocations will be need to 
consider fluvial and surface water flood 

risk, albeit of limited extent.  

SADM 35 –Flood risk assessment will 

be required and SuDs  

Long-term Objective 4: Improving the Environment 

4.2 Significantly 

reduce greenhouse 

gas emissions from 

transport? 

0 

Proximity to employment and services: This site is 

not within walking distance of an Employment Area or 

Town Centre and is not within 720m of a 

food/convenience store therefore a negligible effect is 

assumed.  

Not required  

++ 

Proximity to transport services: This site is within 
400m of two bus stops on Hatfield, Hertford Road. This 

is likely to encourage the use of sustainable transport 

modes and a significant positive effect is expected.  

Not required  

4.3 Avoid and 

reduce air pollution 0 

Proximity to employment and services: This site is 

not within 1,400m of an Employment Area or Town 

Centre and therefore a negligible effect is assumed.  

Not required  

++ 

Proximity to transport services: This site is within 

400m of two bus stops on Hatfield, Hertford Road. This 

is likely to encourage the use of sustainable transport 

modes and a significant positive effect is expected.  

Not required  

4.4 Protect and 

enhance open space 

and landscape 

character, retaining 
local 

distinctiveness? 

0 

Open Space: The site is not located within existing 

open space and therefore for this specific issue, this site 

is assumed to have a negligible effect.  

Not required, but SADM 35 – states 

that if an existing pitch is affected / 

ost, a suitable replacement pitch will 

need to be provided on HS33.  
SP 13: Infrastructure Delivery- 

Developers will be required to 

contribute to the reasonable costs of 

providing new green infrastructure, 

required as a result of their proposals.  

-? 

Landscape character: This site was assessed as 

having low-moderate landscape sensitivity and 

therefore could have a minor negative effect on 

landscape character.  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  

0 

Previously Developed Land: This site was identified 

as a greenfield site and therefore would have a 

negligible effect.  

Not required  

-- 

Retaining local distinctiveness: The WHBC Green 

Belt Study (2019) scored the site as having limited to 
no contribution in relation to maintaining the existing 

settlement pattern (Local Purpose), but was scored as 

having a significant contribution to preventing 

neighbouring towns from merging (Green Belt Purpose 

2); therefore this site is assumed to have a significant 

negative effect against this specific issue.  

SADM 35 - Ground needs levelling 

given presence of mounds and bunds.  
Contaminated land survey may be 

required at planning application Stage  

SP9: Place making and high quality 

design- Proposals should relate well to 

their surroundings, local 

distinctiveness, wider townscape and 

landscape.  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

SADM 16: Ecology and Landscape- 

Conserve and enhance the borough's 

natural and historic landscape.  

4.5 Conserve and 

enhance the 

Borough’s 

character, sense of 

place and local 

distinctiveness, 

historic 

environment, 
heritage and 

cultural assets, and 

their settings?  

-? 

Hatfield House Registered Park and Garden is within 

250m of this site and a significant negative (uncertain) 

effect on the Registered Park is therefore assumed. Due 

to the upward sloping character of the Registered Park 

and Gardens, it is possible that there may be views 

towards / from the proposed site. However, this effect 

should be mitigated by the context of the site, which is 

set back from the A414 (Hertford Road), screened by 
hedgerow and trees, and behind an existing mobile 

home site. It is also adjacent to the buildings associated 

with the sewage works and Groundworks, and as a 

small site of 4 pitches will not significantly add to the 

existing built development in this location. Mitigation 

may be possible through planting along its boundaries.  

SP1: Delivering Sustainable 

Development and SADM15: 

Heritage - heritage assets should be 

protected and enhanced.  

4.6 Protect and 

enhance 

biodiversity and 

geodiversity, taking 

into account the 
impacts of climate 

change?  

-? 

Home Park, Hatfield Estate Local Wildlife Site is within 

250m, but on the other side of the A414 (Hertford 

Road) which is likely to already be affecting the Local 

Wildlife Site. Due to this, an uncertain negative effect is 

assumed for this site rather than a significant negative 
effect.  

SP 11: Protection and 

enhancement of critical 

environmental assets- Appropriate 

protection, enhancement and 

management of ecological assets. .  

4.8 Avoid water 

pollution  

-? 

The site is located within the outer impact zone and 

therefore could have an uncertain minor negative effect 

on this SA objective.  

SP 10: Sustainable design and 

construction- water sensitive design 

principles should be integrated into 

development proposals to sustainably 

address water supply, consumption 

and quality.  

4.10 Promote 

conservation and 

sustainable use of 

productive 
agricultural land 

and maximise the 

sustainable use of 

previously 

developed land  

-? 

The whole site is within Grade 3 land according to the 

agricultural land classification; therefore, a minor 

negative effect is considered assumed.  

Policy SP 11: Protection and 

enhancement of critical 

environmental assets- protect the 

best and most versatile agricultural 
land.  

Long-term Objective 5: Decent Housing 

5.1 Provide the 

right amount, type 

and tenure of 

housing to meet 
identified local 

needs? 

++ 

Amount of housing: The site provides capacity for 4 

pitches, which is represents 5% (3 pitches) and 

therefore it is assumed to have a significant positive 

effect  

Not required  

0 

Affordable housing: This is a Gypsy and Traveller site 
and is not required to make affordable provision. 

Therefore, it has been assessed as having a negligible 

effect.  

Not required but SP1 Delivering 
Sustainable Development requires 

new development to contribute to the 

creation of mixed and sustainable 

communities. 

0 

Dwellings for older people: This is a Gypsy and 

Traveller site and is not required to make provision. 

Therefore, it has been assessed as having a negligible 

effect.  

Not required  

Long-term Objective 6: A thriving economy 

6.1 Ensure the 

supply, location and 
quality of business 

and employment 

sites reflects the 

needs of local 

businesses and 

encourages a mixed 

and greener 

economy?  

0 

This site is not located within an Employment Area and 

therefore would have a negligible effect on this 
objective.  

Not required  

6.3 Enhance the 

vitality and 

attraction of 
Welwyn Garden City 

and Hatfield town 

retail centres?  

0 

This site is not within walking distance (1,400m) of 

Welwyn Garden City or Hatfield Town Centres and 

therefore is likely to have a negligible effect upon this 
SA objective.  

Not required  

6.5 Avoid 

sterilisation of 

mineral resources  

0 

According to the Minerals Local Plan 2007 the site is not 

within a preferred area for mineral extraction.  

Not required  

6.6 Provide access 

to training, skills 

development and 

lifelong learning to 

meet identified 

needs  

+? 

The site is within straight line walking distance (1,400 

m) of education establishments and therefore a 

potential significant positive effect may occur because it 

could be easier and more resource/cost efficient to 

expand those existing facilities rather than building new 

schools to serve new residents. However, the A414 

Not required  
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SA Objective 
Likely 

Effects 

Commentary Mitigation recommendations 
(focussing on significant adverse 

effects) 

(Hertford Road) limits access to The Ryde School and 

therefore the overall score has been reduced to a minor 

positive effect  
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1 Introduction 

1.1 Welwyn Hatfield Borough Council is preparing a new Local Plan in order to provide the policy 

framework for development in the Borough up to 2036. The Local Plan will set out policies, 

proposals and actions to meet the economic, social and environmental challenges facing the 

Borough. It will include policies to support development decisions, place and site-specific policies 

and proposals including key site allocations, infrastructure requirements necessary to support the 

delivery of the Local Plan and a monitoring and implementation framework.  

1.2 LUC was appointed by Welwyn Hatfield Borough Council in 2008 to undertake a Habitats 

Regulations Assessment (HRA) of the emerging Local Plan.  The Local Plan, and accompanying 

HRA, were submitted for Examination in May 2017.  During the Local Plan Examination, the 

Inspector noted that the proposed Local Plan should be updated to provide for additional homes. 

As such, the Council has identified a number of additional sites to be allocated through the Local 

Plan.  This document is an updated version of the HRA of the Proposed Submission Local Plan 

(August 2016), which takes into account proposed changes to the Local Plan. 

1.3 The HRA has been updated as a whole to take account of a number of changes to the HRA context 

since the 2016 report was published.  Such changes include an updated version of the Habitats 

Regulations, which was published in 2017, and the emergence of significant case law, including 

the People Over Wind ruling and the Holohan ruling (see ‘Case Law Changes Since the HRA of the 

Proposed Submission Local Plan’ section below). 

The requirements to undertake HRA of Development Plans 

1.4 The requirement to undertake HRA of development plans was confirmed by the amendments to 

the Habitats Regulations published for England and Wales in July 2007 and updated in 2010 and 

again in 2012.  These updates were consolidated into the Conservation of Habitats and Species 

Regulations 20171.  Therefore, when preparing the Local Plan, Welwyn Hatfield Borough Council is 

required by law to carry out a Habitats Regulations Assessment. 

1.5 The HRA refers to the assessment of the potential effects of a development plan on one or more 

European Sites, including Special Protection Areas and Special Areas of Conservation: 

• SPAs are classified under the European Council Directive “on the conservation of wild birds‟ 

(79/409/EEC; ‘Birds Directive’) for the protection of wild birds and their habitats (including 

particularly rare and vulnerable species listed in Annex 1 of the Birds Directive, and migratory 

species). 

• SACs are designated under the Habitats Directive and target particular habitats (Annex 1) 

and/or species (Annex II) identified as being of European importance. 

1.6 Currently, the Government also expects potential SPAs (pSPAs), possible SACs (pSACs) and 

Ramsar sites to be included within the assessment2. 

• Ramsar sites support internationally important wetland habitats and are listed under the 

Convention on Wetlands of International Importance especially as Waterfowl Habitat (Ramsar 

Convention, 1971). 

1.7 Candidate SACs (cSACs) and Sites of Community Importance (SCIs), which are sites that have 

been adopted by the European Commission but not yet formally designated by the Government, 

must also be considered.   

                                                
1 The Conservation of Habitats and Species Regulations 2017 (Statutory Instrument 2017 No.  1012) consolidate the Conservation of 

Habitats and Species Regulations 2010 with subsequent amendments. 
2 Department of Communities and Local Government (March 2012) National Planning Policy Framework (para 118). 
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1.8 For ease of reference during HRA, these three designations are collectively referred to as 

European sites, despite Ramsar designations being at the wider international level. 

1.9 The overall purpose of the HRA is to conclude whether or not a proposal or policy, or whole 

development plan would adversely affect the integrity of the site in question. This is judged in 

terms of the implications of the plan for a site’s ‘qualifying features’ (i.e. those Annex 1 habitats, 

Annex 11 species, and Annex 1 bird populations for which it has been designated). Significantly, 

HRA is based on the precautionary principle. Where uncertainty or doubt remains, an adverse 

impact should be assumed. 

Stages of the Habitats Regulations Assessment 

1.10 Table 1.1 below summarises the stages involved in carrying out HRA, based on various guidance 

documents3,4,5. 

Table 1.1 Stages in HRA 

Stage Task Outcome 

Stage 1: Screening 
(the ‘Significance 
Test’)  

Description of the plan.  

Identification of potential effects on 
European Sites.  

Assessing the effects on European Sites.  

Where effects are unlikely, 
prepare a ‘finding of no 
significant effect report’.  

Where effects judged likely, 

or lack of information to 

prove otherwise, proceed to 

Stage 2.  

Stage 2: Appropriate 
Assessment (the 

‘Integrity Test’)  

Gather information (plan and European 
Sites).  

Impact prediction.  

Evaluation of impacts in view of 
conservation objectives.  

Where impacts considered to affect 
qualifying features, identify alternative 
options.  

Assess alternative options.  

If no alternatives exist, define and 

evaluate mitigation measures where 

necessary.  

Appropriate assessment 
report describing the plan, 

European site baseline 
conditions, the adverse 
effects of the plan on the 
European site, how these 
effects will be avoided 
through, firstly, avoidance, 
and secondly, mitigation 

including the mechanisms 
and timescale for these 
mitigation measures.  

If effects remain after all 

alternatives and mitigation 

measures have been 

considered proceed to Stage 

3.  

Stage 3: 
Assessment where 

no alternatives exist 
and adverse impacts 
remain taking into 
account mitigation  

Identify ‘imperative reasons of overriding 
public interest’ (IROPI).  

Demonstrate no alternatives exist. 

Identify potential compensatory 

measures.  

This stage should be 
avoided if at all possible. 

The test of IROPI and the 
requirements for 
compensation are extremely 
onerous.  

                                                
3 Assessment of plans and projects significantly affecting European Sites. Methodological guidance on the provisions of Article 6(3) and 

(4) of the Habitats Directive 92/43/EEC. European Commission Environment DG, November 2001. 
4 Planning for the Protection of European Sites. Guidance for Regional Spatial Strategies and Local Development Documents. 

Department for Communities and Local Government (DCLG), August 2006. 
5 The Appropriate Assessment of Spatial Plans in England. A guide to why, when and how to do it. RSPB. August 2007. 
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1.11 In assessing the effects of the Welwyn Hatfield Proposed Submission Local Plan in accordance 

with Regulation 105 of the Conservation of Habitats and Species Regulations 2017, there are 

potentially two tests to be applied by the competent authority: a ‘Significance Test’ followed if 

necessary by an Appropriate Assessment which will inform the ’Integrity Test’. The relevant 

sequence of questions is as follows: 

• Step 1: Under Reg. 105(1)(b), consider whether the plan is directly connected with or 

necessary to the management of the sites. If not – 

• Step 2: Under Reg. 105(1)(a) consider whether the plan is likely to have a significant effect 

on the site, either alone or in combination with other plans or projects (the ‘Significance 

Test’). [These two steps are undertaken as part of Stage 1: Screening shown in Table 1.1 

above.] If Yes – 

• Step 3: Under Reg. 105(1), make an Appropriate Assessment of the implications for the site in 

view of its current conservation objectives (the ‘Integrity Test’). In so doing, it is mandatory 

under Reg. 105(2) to consult Natural England, and optional under Reg. 105(3) to take the 

opinion of the general public. [This step is undertaken during Stage 2: Appropriate 

Assessment shown in Table 1.1 above.] 

• Step 4: In accordance with Reg.105(4), but subject to Reg.107, give effect to the land use 

plan only after having ascertained that the plan will not adversely affect the integrity of the 

European site.  

1.12 It is normally anticipated that an emphasis on Stages 1 and 2 of this process will, through a series 

of iterations, help ensure that potential adverse effects are identified and eliminated through the 

inclusion of mitigation measures designed to avoid, reduce or abate effects. The need to consider 

alternatives could imply more onerous changes to a plan document. It is generally understood 

that so called ‘imperative reasons of overriding public interest’ (IROPI) are likely to be justified 

only very occasionally and would involve engagement with both the Government and European 

Commission. 

1.13 The HRA should be undertaken by the ‘competent authority’ - in this case Welwyn Hatfield 

Borough Council, and LUC has been commissioned to do this on its behalf. The HRA also requires 

close working with Natural England as the statutory nature conservation body6 in order to obtain 

the necessary information and agree the process, outcomes and any mitigation proposals. The 

Environment Agency, while not a statutory consultee for the HRA, is also in a strong position to 

provide advice and information throughout the process as it is required to undertake HRA for its 

existing licences and future licensing of activities. 

1.14 A draft of the Proposed Submission HRA Report and the Proposed Submission Local Plan were 

provided to Natural England for informal review in order to gain an early indication of any issues 

arising regarding the HRA prior to a meeting of the Cabinet Housing & Planning Panel, on 20 July 

2016.  LUC and the Council would like to express their gratitude to Natural England for enabling 

this to happen.  Natural England will also be consulted on this updated HRA Report. 

Case Law Changes Since the HRA of the Proposed Submission Local 

Plan 

1.15 This HRA has been prepared in accordance with case law findings that have emerged since the 

2016 HRA of the Proposed Submission Local Plan.  This includes most notably the ‘People over 

Wind’ and ‘Holohan’ rulings from the Court of Justice for the European Union (CJEU). 

1.16 The recent ‘People over Wind, Peter Sweetman v Coillte Teoranta’ judgment ruled that Article 6(3) 

of the Habitats Directive should be interpreted as meaning that mitigation measures should be 

assessed as part of an Appropriate Assessment and should not be taken into account at the 

screening stage.  The precise wording of the ruling is as follows: 

                                                
6 Regulation 5 of The Conservation of Habitats and Species Regulations 2017. HMSO Statutory Instrument 2017 No. 1012. 
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“Article 6(3) ………must be interpreted as meaning that, in order to determine whether it is 

necessary to carry out, subsequently, an appropriate assessment of the implications, for a site 

concerned, of a plan or project, it is not appropriate, at the screening stage, to take account of 

measures intended to avoid or reduce the harmful effects of the plan or project on that site. 

1.17 In light of the above, the revised HRA screening stage has not relied upon avoidance or mitigation 

measures to draw conclusions as to whether the Local Plan would result in likely significant effects 

on European sites, with any such measures being considered at the Appropriate Assessment stage 

as appropriate.  This includes mitigation within the Local Plan itself, e.g. through development 

management policies, which has not been taken into account at the screening stage. 

1.18 This HRA also considers the recent Holohan v An Bord Pleanala (9 Nov 2018) CJEU judgement 

which stated that: 

Article 6(3) of Council Directive 92/43/EEC of 21 May 1992 on the conservation of natural habitats 

and of wild fauna and flora must be interpreted as meaning that an ‘appropriate assessment’ 

must, on the one hand, catalogue the entirety of habitat types and species for which a site is 

protected, and, on the other, identify and examine both the implications of the proposed project 

for the species present on that site, and for which that site has not been listed, and the 

implications for habitat types and species to be found outside the boundaries of that site, provided 

that those implications are liable to affect the conservation objectives of the site. 

Article 6(3) of Directive 92/43 must be interpreted as meaning that the competent authority is 

permitted to grant to a plan or project consent which leaves the developer free to determine 

subsequently certain parameters relating to the construction phase, such as the location of the 

construction compound and haul routes, only if that authority is certain that the development 

consent granted establishes conditions that are strict enough to guarantee that those parameters 

will not adversely affect the integrity of the site. 

Article 6(3) of Directive 92/43 must be interpreted as meaning that, where the competent 

authority rejects the findings in a scientific expert opinion recommending that additional 

information be obtained, the ‘appropriate assessment’ must include an explicit and detailed 

statement of reasons capable of dispelling all reasonable scientific doubt concerning the effects of 

the work envisaged on the site concerned. 

1.19 In undertaking this HRA, LUC has considered the potential for effects on species and habitats, 

including those not listed as qualifying features, to result in secondary effects upon the qualifying 

features of European sites, including the potential for complex interactions and dependencies. In 

addition, the potential for offsite impacts, such as through impacts to functionally linked land, 

and/or species and habitats located beyond the boundaries of European site, but which may be 

important in supporting the ecological processes of the qualifying features, has also been 

considered in this HRA. 

Structure of the HRA Report 

1.20 This chapter has introduced the requirement to undertake HRA of the Welwyn Hatfield Proposed 

Submission Local Plan (as proposed to be updated). The remainder of the report is structured as 

follows: 

• Chapter 2: Previous HRA work on the Local Plan, which summarises the findings of the 

HRA of the Emerging Core Strategy undertaken in 2012. 

• Chapter 3: The Welwyn Hatfield Proposed Submission Local Plan summarises the 

content of the Proposed Submission Local Plan (as proposed to be updated), which is the 

subject of this report. 

• Chapter 4: HRA Screening Methodology sets out the approach used and the specific tasks 

undertaken during the screening stage of the HRA. 

• Chapter 5: HRA Screening Assessment assesses whether significant effects on European 

sites are likely to result from the implementation of the Local Plan, either alone or in-

combination. 
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• Chapter 6: Appropriate Assessment describes the approach taken during the Appropriate 

Assessment stage of the HRA and determines whether the Plan will adversely affect the 

integrity of European sites, either alone or in-combination.  

• Chapter 7: Conclusions summarises the overall HRA conclusions for the Local Plan and 

outlines recommendations and, if required, the next stage in the process. 
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2 Previous HRA Work on the Local Plan 

HRA Scoping Note 2010 

2.1 In 2008, LUC commenced work on the HRA of the Welwyn Hatfield Local Development 

Framework.  As this point in time, Welwyn Hatfield Borough Council were intending to prepare a 

series of Local Development Documents (LDDs), comprising a Core Strategy, Development 

Management Policies, Site Allocations, and locationally specific Area Action Plans.  Together these 

would have formed the Local Development Framework (LDF) for the Borough. 

2.2 In order to inform this process, a HRA Scoping Report (Stage 1) was prepared7.  This was issued 

for consultation to now Natural England, the Environment Agency, the Hertfordshire Biological 

Records Centre, and the Herts and Middlesex Wildlife Trust on 29th April 2010. 

2.3 The Stage 1 Report focused on the Emerging Core Strategy and drew upon information in the HRA 

of the East of England Plan8.  The HRA identified the following four European sites as potentially 

being affected by the Welwyn Hatfield LDF: 

• Epping Forest SAC, which lies 8.5 km to the south east of the Borough. 

• The Lee Valley SPA, which lies 5.5 km south east of the Borough. 

• The Lee Valley Ramsar, which also lies 5.5 km south east of the Borough. 

• Wormley Hoddesdonpark Woods SAC, which lies mainly outside but partly within the south 

eastern part of the Borough. 

2.4 The Stage 1 Report identified the following potential effects arising from the Welwyn Hatfield 

Emerging Core Strategy: 

• Water quality, which was considered to be particularly relevant to sewage treatment capacity 

relating to the Lee Valley SPA and Ramsar site. 

• Water quantity, which was considered particularly relevant to Lee Valley SPA and Ramsar site 

but also potentially to Epping Forest SAC. 

• Air quality, which was considered particularly relevant to Epping Forest SAC and to a lesser 

extent, Wormley Hoddesdonpark Woods SAC. 

• Recreational impacts, which were considered potentially relevant to all four European sites. 

2.5 The Stage 1 Report set out the type of impacts that would be considered in the HRA of the 

Emerging Core Strategy, the information sources that would be used, the measures that might be 

relevant in order to mitigate any adverse effects identified, and the plans and projects that the 

HRA would consider for potential in-combination effects. 

Consultation responses received on the HRA Stage 1 Report 

2.6 Consultation responses were received from three consultees. 

Natural England9 

2.7 Natural England considered that the Stage 1 report adequately identified all of the relevant 

European and international sites, and all of the key issues which have the potential to impact 

upon the interest features for which these sites are designated. 

                                                
7 LUC (April 2010) Welwyn Hatfield Local Development Framework - Habitats Regulations Assessment: Stage 1 
8 Scott Wilson (March 2010) East of England Plan Review Habitats Regulations Assessment (incorporating Appropriate Assessment) 

Final Report. For East of England Regional Assembly 
9 Natural England letter dated 11 May 2010 
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2.8 With respect to Epping Forest, Natural England stated that air pollution impacts, and especially 

the large proportion derived from traffic, remain a significant source of concern for Natural 

England.  Natural England was particularly concerned by the potential long-term effects of the 

deposition of nitrogen and of acidity upon the veteran trees and their associated mycorrhizal 

fungi.  However, Natural England accepted that, for most of Welwyn Hatfield, the main 

commuting route in/out of London is likely to be the A1(M), with the result that proportionately 

less traffic is likely to use roads passing through the Forest.  Natural England were of the view 

that recreational pressures, and in particular the growing issue of mountain biking, would 

probably be best addressed through site management measures and/or the provision of equally 

attractive alternative venues in less sensitive locations. 

2.9 The Lee Valley SPA and Ramsar site, Natural England suggested that the most effective means of 

avoiding impacts with respect to water resources would be to monitor the per capita water 

consumption (which is recorded by the water supply companies) and to introduce a clause into 

the relevant housing policy, such that each successive tranche of new development would only be 

permitted to take place if the water efficiency savings laid out in the RSS Review policy WAT2 

were being achieved (note: this policy in the East of England Plan has since been revoked).  

Natural England stated that the assumption that the growth in the number of households 

requiring water can be offset by the predicted water efficiency savings also underpinned the 

Water Cycle Study for the Rye Meads catchment area. Natural England stated that such an 

approach may also assist in addressing some of the water resources and flood risk issues by 

limiting any increase in the volume of wastewater requiring treatment, although it would not 

result in any reduction in the total nutrient load  

2.10 With respect to recreational pressures on Wormley Hoddesdonpark Woods SAC, such as mountain 

biking and horse-riding, Natural England were of the view that these would probably be best 

addressed through site management measures and/or the provision of equally attractive 

alternative venues in less sensitive locations. 

Environment Agency10 

2.11 The Environment Agency was of the view that the principles included in Sections 18-20 of the HRA 

Stage 1 Report that would be used to inform the preparation of the Emerging Core Strategy 

mentioned in Sections 18-20 were sensible mechanisms by which to consider further development 

proposals. 

2.12 With regard to pressures of abstraction on the sites, the Environment Agency stated that they 

have undertaken an exercise to review all the legal abstraction permissions that they are 

responsible for to ascertain whether these permissions could be considered either individually 

and/ or in combination to affect sites identified under the Habitats Directive Regulations.  The 

Environment Agency had reviewed the implications of abstraction permissions on the Lee Valley 

SPA. This looked at four sites. These were Amwell Quarry, Rye Meads, Turnford & Cheshunt Pits 

and Walthamstow Reservoirs.  Epping Forest is situated on a confined aquifer and was not 

considered to be affected by abstraction permissions.  Wormley Hoddesdonpark Woods SAC did 

not need to be investigated. 

2.13 The Environment Agency noted that Natural England had signed-off these reports indicating no 

further investigation work was required on the existing licensed permissions. All new abstraction 

proposals were to be screened for their potential impact on these designed sites. 

2.14 The Environment Agency stated that they could co-ordinate the release of information linked to 

these reports and/ or the process that has been undertaken. The Environment Agency supported 

the adoption of water efficiency measures as a mechanism by which to manage demand, and the 

need to consult the long term water cycle studies identified in the Stage 1 Report.  The 

Environment Agency concluded by saying that, under the principles of the Water Framework 

Directive, they would not want to see any elements that are measured within waterbodies in this 

area deteriorating so careful consultation with the Environment Agency on further aspects of this 

study will be essential. 

                                                
10 Environment Agency letter dated 1 June 2010 
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Hertfordshire Biological Records Centre11 

2.15 The HBRC stated that they found it difficult to see how Epping Forest (Essex) and Lee Valley Park 

(District of Broxbourne) are relevant to the Welwyn Hatfield Emerging Core Strategy, and that, 

whilst the issues of recreation, air quality, water (various issues) and water quality, have some 

indirect ecological implications, they are all topics that HBRC do not directly get involved with. 

2.16 HBRC commented more generally on development pressure in the county, for example their 

concerns regarding a lack of water resource and a sewage system that is not adequate for the 

current housing levels and for the numbers being proposed, pressure on land use, increased 

disturbance to the countryside, wildlife sites and species.  The HBRC also raised concerns 

regarding the local impact on county Wildlife Sites and county populations of species and noted 

that the implications of future development on these local resources can only be dealt with on a 

site by site basis once the scale of the proposed development is known.   

HRA of the Emerging Core Strategy 

The Emerging Core Strategy 

2.17 The Emerging Core Strategy was published for consultation in November 2012.  The Emerging 

Core Strategy comprised a Vision of the Borough at the end of the plan period in 2029, 13 

Strategic Objectives and 20 Core Strategy policies to guide the delivery of development. 

2.18 The Emerging Core Strategy provided for the identification of 308 hectares of employment land to 

maintain a sufficient supply of jobs in the Borough and provide the opportunity for new 

employment floorspace to be provided against a monitoring target that around 12,200 jobs could 

be created between 2011 and 2029.  It also provided for the delivery of 6,800 of the 7,200 new 

homes between 2011 and 2029 (an average of 400 dwellings per year), plus land to meet 

additional retail needs. 

2.19 The Emerging Core Strategy identified Broad Locations for Growth to the north-east of Welwyn 

Garden City and north-west of Hatfield are identified on the Key Diagram (see Figure 4.1), and 

land to the West of Hatfield was identified as a Broad Location for Safeguarded Land. 

Key findings of the HRA of the Emerging Core Strategy 

2.20 In 2012, LUC carried out an HRA of the Emerging Core Strategy12.  The HRA of the Emerging Core 

Strategy identified potential impacts on the four European sites located within 10km of the 

Borough identified in the Stage 1 Report, being Epping Forest SAC, The Lee Valley SPA and 

Ramsar, and Wormley Hoddesdonpark Woods SAC.  

2.21 There were a number of Emerging Core Strategy policies, which required Appropriate Assessment 

to consider potential impacts of: 

• Air pollution and recreational pressure on Epping Forest SAC. 

• Water quality, water quantity and recreational pressure on The Lee Valley SPA and The Lee 

Valley Ramsar site. 

• Air pollution and recreational pressure on Wormley Hoddesdonpark Woods SAC. 

2.22 The HRA concluded: 

• Potential impacts resulting from the Emerging Core Strategy alone were unlikely to lead to 

significant effects on the identified European sites. 

• It found that impacts resulting from the Emerging Core Strategy have the potential to elevate 

to significant levels in combination with other plans, given the extent of the housing growth 

proposed by surrounding Boroughs, such as East Hertfordshire, Harlow and Waltham Forest. 

                                                
11 Herts Biological Records Centre email received 4 May 2010 
12 LUC (October 2012) Habitats Regulations Assessment of the Welwyn and Hatfield Emerging Core Strategy 
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2.23 To ensure potential impacts relating to the European sites were avoided, recommendations were 

made relating to wording of mitigation policies and that additional measures were built into the 

Emerging Core Strategy. The HRA Report suggested that alterations to policy wording were 

discussed with Natural England and the Environment Agency. 

Consultation responses received on HRA of the Emerging Core Strategy  

2.24 A number of responses were received that referenced the HRA, but the majority of these were 

raising matters that were not relevant to the HRA but were specific concerns regarding 

development proposals included in the Emerging Core Strategy. 

2.25 Two consultation responses were of relevance to the HRA, being from Natural England and 

Hertfordshire Biological Records Centre.  These supported work undertaken for the HRA of the 

Emerging Core Strategy. A key concern highlighted by both consultees was the potential for likely 

significant effects resulting from the Core Strategy in combination with other plans produced by 

surrounding districts and boroughs.   

2.26 Table 1.1 shows both consultees’ comments. 

Table 2.1: Consultation responses received in relation to the HRA Report 2012 for the 

Emerging Core Strategy 

Consultee Comments 

Natural England  Supports the HRA of the Emerging Core Strategy and considers the proposed 

safeguards as discussed below will be sufficient to minimise any adverse 

impacts that may arise as a result of the plan's proposals.  

Acknowledges that the HRA has concluded that the potential impacts from the 

plan are unlikely to lead to significant effects on the European sites which were 

considered within 10km of the Welwyn Hatfield boundary. However there is 

concern that the in combination effect with other plans from nearby boroughs 

may prove to be significant. 

Concurs with the recommendations for mitigating measures which will help to 

reduce the impact  that the development proposed within the emerging core 

strategy may have on the European sites which are summarised as follows: 

• Ensuring that Appropriate Assessment( HRA )  on subsequent 

development plans is carried out, particularly alerting the need for 

Green Infrastructure and sustainable transport  

• The need for water efficiency to be more fully reflected in the Emerging 

Core strategy; 

• Developing Green Infrastructure in a timely manner; 

• Recognition of Ellenbrook Fields as a key piece of Green Infrastructure; 

• Monitoring Green Infrastructure in the future to ensure that it is of a 

sufficient size and scale to attract local recreational visits which will 

avoid additional visits to the European sites; Monitoring of measures to 

encourage sustainable travel. 

Also agrees with the additional measures that the report suggests should be 

built into the Emerging Core Strategy. These include the monitoring of water 

efficiency/ resources to ensure there are no adverse impacts on the Lee Valley 

SPA/ Ramsar; monitoring of sustainable transport and its impact on air quality; 

the sub-regional co-ordinated approach to Green Infrastructure provision as 

alternative recreation areas and the monitoring of green infrastructure to 

ensure its effectiveness as a mitigation measure. 

Hertfordshire 

Biological 

Records Centre 

The HRA is considered to be reasonable and sound. The standard approach has 

been followed and this has resulted in the conclusions as outlined.  

The plan will not directly impact on any European Site as none are wholly or 

partly within Welwyn Hatfield, apart from tiny fragments of Broxbourne Woods 
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Consultee Comments 

SAC. However generic examples of development impacts with the potential to 

combine with the effects of nearby plans or projects include: 

• Increased local air pollution due to increased road traffic. 

• Increased water abstraction due to increased usage for domestic water 

supply. 

• Increased water pollution due to increased effluent discharges from 

sewage treatment works or from contaminated surface run-off. 

• Increased damage and disturbance to habitats and species due to 

increased recreation. 

Epping Forest SAC, Wormley Hoddesdonpark Woods SAC and the Lee Valley 

SPA / Ramsar Site were the sites assessed. The only other European site in 

Hertfordshire is the Chiltern Beechwooods SAC but this is over 18km from any 

the western WHDC boundary. 

A number of strategic and spatial policies were not screened out and subjected 

to full appropriate assessment - CS 2, CS 3, CS 8, CS 15, CS 18, CS 19 and CS 

20. 

It was concluded in Section 7 that potential impacts resulting from the 

Emerging Core Strategy alone are unlikely to lead to significant effects on the 

three European sites which were considered within 10 km of the Welwyn 

Hatfield boundary (8.4). 

Given the extent of housing growth proposed in surrounding boroughs, 

however, the marginal impact of Welwyn Hatfield's Core Strategy alone may be 

elevated to significant levels in combination with other plans (8.5). 

For each of the three European sites, mitigation is likely to be feasible to avoid 

potential impacts, however, given the current policy wording in certain places 

uncertainty still remains as to the likely effectiveness of Mitigation (8.6). Before 

a conclusion of no significant effects may be reached we suggest that the 

potential issues arising are discussed with Natural England and the 

Environment Agency. 

There do not appear to be any reasons to dispute these conclusions. However 

further recommendations are given to ensure that broader issues, additional 

information and subsequent development plan documents maintain this 

position (8.6). 
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3 The Welwyn Hatfield Proposed Submission 

Local Plan 

3.1 The Welwyn Hatfield Proposed Submission Local Plan (as proposed to be updated) brings together 

the development strategy and site allocations, and the planning (development management) 

policies that were previously consulted on separately. 

Structure of the Proposed Submission Local Plan 

3.2 The Proposed Submission Local Plan (as proposed to be updated) covers the period up until 2036 

and sets out: 

• The overarching strategy for the Borough, including the vision for the Borough and Borough-

wide objectives, the delivery of sustainable development, and the amount of growth that the 

Borough needs to accommodate during the Local Plan period. 

• The Settlement Strategy, and approach to Green Belt boundaries. 

• Topic specific policies, relating to movement (e.g. transport and access), centres, services and 

facilities including retail development, the type and mix of housing, the economy, the quality 

of development, environmental assets and infrastructure. 

• Settlement policies, focusing on Welwyn Garden City and Hatfield, but also a number of 

villages, a new village at Symondshyde to the north-west of Hatfield, the rural areas and 

neighbourhood planning. 

• Implementation and monitoring of the Local Plan. 

Overarching Strategy 

 

Vision 

3.3 The Vision for the Borough set out in the Proposed Submission Local Plan is as follows: 

“In 2032 Welwyn Hatfield will be a vibrant and culturally rich place where people choose to live, 

work and spend their leisure time. Welwyn Garden City and Hatfield will continue to be the main 

focus for shopping, leisure, housing and employment opportunities with the larger villages will 

continue to be the centres for local shops, services and community facilities for their parish areas. 

The borough will have a prosperous local economy, which makes best use of its links to London 

and Cambridge and the benefits associated with being the centre for higher education in the 

county. 

15,952 new homes will be built on a range of sites, around two thirds of which will be within and 

adjoining Welwyn Garden City and Hatfield. A new village settlement of around 1,136 dwellings 

will have been created as an exemplar of sustainable best practise whilst more limited 

development will take place within and around the villages. New employment opportunities will be 

provided both within our existing employment areas and in a new life science park at Marshmoor, 

Welham Green. Partnerships with service providers, government bodies, the Local Enterprise 

Partnership, developers, other local authorities and other key bodies will ensure the timely 

delivery of the necessary supporting infrastructure. 

Opportunities for development within settlement boundaries will be maximised but a planned 

release of a limited amount of land from the Green Belt will take place to meet the need for 6,200 

dwellings which cannot be provided for within the existing towns and villages. Partnerships with 

Hertfordshire County Council, adjoining local authorities and landowners will deliver new and 
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improved strategic green infrastructure, to improve access and biodiversity and reinforce the role 

of the Green Belt between Hatfield and Welwyn Garden City and surrounding towns. 

A partnership with landowners, local businesses and the community will ensure that Welwyn 

Garden City town centre continues to be an attractive destination for shopping and new 

investment will be attracted to deliver a more vital evening economy and reinforce its role as a 

shopping destination both within and outside the borough. A similar partnership for Hatfield Town 

Centre will lead to its regeneration, creating a more vibrant centre of which people can feel proud. 

The Garden City and New Town heritage with their attractive open spaces, well designed good 

quality housing, pattern of neighbourhoods providing small-scale shops, services and community 

facilities, and opportunities for a wide range of employment will be reinforced. The distinctive 

character and role of our towns and village will be maintained by bringing forward well designed 

developments. Strategic sites will have been masterplanned along garden city principles. 

The quality and attractiveness of the countryside for farming, recreation and as a habitat for 

wildlife will be reinforced. The natural and historic environment in both urban and rural areas will 

be protected, maintained and enhanced. 

The borough will play its part in addressing climate change by improving opportunities for 

travelling by public transport, walking and cycling, using natural resources more efficiently, 

securing high quality sustainable design and managing the risk of flooding.” 

Borough-wide Strategic Objectives 

3.4 The Proposed Submission Local Plan sets out 13 Strategic Objectives: 

1 "To provide for the borough’s development needs over the plan period, in a form which maintains 

the existing settlement pattern, protects areas of highest environmental value, prevents 

coalescence of our towns and villages and releasing a limited amount of land from the Green Belt 

to ensure that its boundaries will not need reviewing before 2036. 

2 To deliver a sustainable pattern of development by directing the majority of new development to 

the main towns and limited development to the excluded villages where it can be supported by 

appropriate infrastructure, the need to travel is minimised and opportunities for redevelopment 

on previously developed land can be maximised. 

3 Working in partnership with service providers and others to deliver mixed and sustainable 

communities which are well planned, healthy, active, inclusive and safe, environmentally 

sensitive, accessible, culturally rich, vibrant and vital, well served, built to high design standards 

reflecting local character and fair for everyone. 

4 To support and reinforce the role of the borough’s villages and neighbourhoods and create a new 

sustainable neighbourhood to the north west of Hatfield. 

5 To reduce people’s impact on the environment by reducing the need to travel, through the 

prudent use of natural resources, through minimising waste, by managing the risk of flooding and 

by designing development to take into account future changes to the climate. 

6 To maximise the opportunities to travel by sustainable transport modes and manage parking 

demand. 

7 To provide an adequate supply and mix of housing types and tenures. 

8 To protect, maintain and where possible enhance the borough’s historic and natural environment, 

its cultural assets and network of open spaces, urban and rural landscapes. 

9 To enhance opportunities for and access to recreation, heritage, arts and cultural activities and 

improve green links both within and between urban and rural areas. 

10 To sustain the vitality of our villages and the rural economy, maintaining a supply of land for 

agriculture and for other uses appropriate to the countryside. 

11 To maintain and enhance the vitality and viability of our town, neighbourhood and village centres. 

12 To enable Welwyn Garden City and Hatfield to fulfil their role as the main centres of economic 

activity in the borough, working in partnership with relevant bodies to support growth in the local 
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economy and lifting areas out of deprivation by providing opportunities to improve training, 

education, health and economic prosperity. 

13 To work with and support locally established companies, employers and higher education 

providers to encourage new investment in the borough.” 

Level of growth and distribution of development 

3.5 The level of growth and distribution of development is summarised in Policy SP2 Targets for 

Growth.  The key points of relevance to the HRA are as follows: 

• The identification of around 304.5 hectares of employment land and provision for at least 

116,400 sq.m of new floorspace for industry, offices and warehousing over the plan period 

from designated employment areas and mixed use sites including the strategic development 

site at Marshmoor, Welham Green. 

• The delivery in and around the towns and villages of a Borough-wide housing target of 15,952 

homes, between 2016 and 2036 as set out in the Settlement Strategy. A range of small and 

large sites are allocated for residential development including the strategic development sites 

at Panshanger Airfield, Broadwater Road West, Birchall Garden Suburb, North West Hatfield 

and Symondshyde. 

• Through the delivery of around 1,300 new dwellings plus associated development on land to 

the east of Welwyn Garden City but within the administrative area of East Herts, which would 

act as an extension to Welwyn Garden City and will help to meet the need for housing within 

East Herts and within the Welwyn Hatfield Housing Market Area. 

• The identification of opportunities to facilitate the provision of 12,500 square metres new 

retail floorspace to meet predicted expenditure growth in the Borough to 2026 as set out in 

Table 1 through the allocation of sites within existing centres and new centres in some of the 

Strategic Development Sites and through existing permissions. 

• The Employment Areas, Strategic Development Sites, Mixed Use Sites and other housing sites 

that are key to the delivery of the growth strategy have been allocated or designated are to 

be shown on the Policies Map. 

3.6 Policy SP3 Settlement Strategy and Green Belt Boundaries states that the primary focus for 

development will be in and around the two towns of Welwyn Garden City and Hatfield where 

accessibility to strategic transport networks and public transport is good and the greatest 

potential exists to maximise accessibility to job opportunities, shops, services and other facilities, 

and to create new neighbourhoods with supporting infrastructure. 

3.7 The secondary focus for development will be in and around the excluded villages at a more limited 

scale, compatible with the more limited range of job opportunities, shops, services and other 

facilities available in these locations. A location for a new village at Symondshyde to the north-

west of Hatfield is identified on the Policies Map. 

3.8 In villages and other rural areas of the Borough that lie within the Green Belt, development will be 

restricted so as to be consistent with the type of development envisaged in national planning 

policy and other policies of the plan. 

3.9 Figure 3.1 and Figure 3.2 show the distribution of development across the Borough. 

Topic specific policies 

3.10 The Proposed Submission Local Plan (as proposed to be updated) includes a number of policies 

relating to transport and access, centres, services and facilities, employment development, design 

quality, and environmental topics. 

3.11 Of particular relevance to the HRA are policies SP1 Delivering Sustainable Development, SADM3 

Sustainable Travel for All, SP10 Sustainable Design and Construction, SADM13, Sustainability 

Requirements, SADM14 Flood Risk and Surface Water Management, SP11 Protection and 

Enhancement of Critical Environmental Assets, SADM16 Ecology and Landscape, SADM 17 Urban 

Open Land, Policy SADM18 Environmental Pollution, SP12 Strategic Green Infrastructure, and 

SP13 Infrastructure Delivery.  These are relevant to the HRA because they provide policy 

guidance on the factors that will be taken into account when delivering development within the 
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Borough and as a result provide mitigation for environmental impacts associated with 

development that could potentially affect European sites. 

3.12 In addition, the detailed policies relating to the Strategic Development Sites include criteria that 

will be applied to development proposals, including in relation to the provision of open and 

recreational space. Site specific considerations are also set out for a number of the other 

development locations included in the Proposed Submission Local Plan (as proposed to be 

updated). 
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HRA Screening Methodology 

3.13 HRA Screening of the Proposed Submission Local Plan (as proposed to be updated) has been 

undertaken in line with current available guidance and to meet the requirements of the Habitats 

Regulations. The tasks that have been undertaken during the screening stage of the HRA are 

described in detail below. 

3.14 As described in Chapter 2, HRA work has previously been undertaken in relation to a Stage 1 

Scoping Report and the Emerging Core Strategy. As such certain tasks involved, such as 

identifying the European sites within and around the Borough, did not need to be undertaken 

again as the findings from the earlier stages remain valid. 

Identification of European sites which may be affected by the 

Proposed Submission Local Plan (as proposed to be updated) 

3.15 An initial investigation was undertaken to identify European sites within or adjacent to the Welwyn 

Hatfield Borough boundary which may be affected by the Proposed Submission Local Plan (as 

proposed to be updated). This involved the use of GIS data to map the locations and boundaries 

of European sites using publicly available data from Natural England. All European sites lying 

partially or wholly within 10km from the Borough boundary were included in order to address the 

fact that Proposed Submission Local Plan (as proposed to be updated) policies may affect 

European sites which are located outside the administrative boundary of the plan. This distance 

was previously used in the HRA of the Emerging Core Strategy and was deemed sufficient to 

ensure that all designated sites that could potentially be affected by development are identified 

and included in the assessment. 

3.16 The following four European sites were identified within 10km of Welwyn Hatfield Borough. Their 

location is shown in Figure 3.3: 

• Epping Forest SAC 

• The Lee Valley SPA 

• The Lee Valley Ramsar 

• Wormley Hoddesdonpark Woods SAC 

3.17 The attributes of these sites which contribute to and define their integrity are described in 

Appendix 1. In doing so, reference was made to Standard Data Forms for SACs and SPAs13 as 

well as Natural England’s Site Improvement Plans14. This analysis enabled European site interest 

features to be identified, along with the features of each site which determine site integrity and 

the specific sensitivities and threats facing the site. This information was then used to inform an 

assessment of how the potential impacts of the Proposed Submission Local Plan (as proposed to 

be updated) may affect the integrity of the site in question. 

                                                
13 These were obtained from the Joint Nature conservation Committee and Natural England websites (www.jncc.gov.uk and 

www.naturalengland.org.uk)  
14 Natural England is in the process of compiling Site Improvement Plans for all Natura 2000 sites in England as part of the 

Improvement programme for England’s Natura 2000 sites (IPENS). 
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Potential impacts of the Proposed Submission Local Plan on 

European sites 

3.18 Table 4.1 below sets out the range of potential impacts that development in general and related 

activities may have on European sites. 

Table 3.1: Potential impacts and activities adversely affecting European sites 

Broad categories and examples of potential 

impacts on European sites 

Examples of activities responsible for 

impacts 

Physical loss 

• Removal (including offsite effects, 

e.g. foraging habitat) 

• Smothering 

• Habitat degradation 

Development (e.g. housing, employment, 

infrastructure, tourism) 

Infilling (e.g. of mines, water bodies) 

Alterations or works to disused quarries 

Structural alterations to buildings (bat roosts) 

Afforestation 

Tipping 

Cessation of or inappropriate management for 

nature conservation 

Mine collapse 

Physical damage 

• Sedimentation / silting 

• Prevention of natural processes 

• Habitat degradation 

• Erosion 

• Trampling 

• Fragmentation 

• Severance / barrier effect 

• Edge effects 

• Fire 

Flood defences 

Dredging 

Mineral extraction 

Recreation (e.g. motor cycling, cycling, 

walking, horse riding, water sports, caving) 

Development (e.g. infrastructure, tourism, 

adjacent housing etc.) 

Vandalism 

Arson 

Cessation of or inappropriate management for 

nature conservation 

Non-physical disturbance 

• Noise 

• Vibration 

• Visual presence 

• Human presence 

• Light pollution 

Development (e.g. housing, industrial) 

Recreation (e.g. dog walking, water sports) 

Industrial activity 

Mineral extraction 

Navigation 

Vehicular traffic 

Artificial lighting (e.g. street lighting) 

Water table/availability 

• Drying 

• Flooding / stormwater 

• Water level and stability 

Water abstraction 

Drainage interception (e.g. reservoir, dam, 

infrastructure and other development) 

Increased discharge (e.g. drainage, runoff) 
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Broad categories and examples of potential 

impacts on European sites 

Examples of activities responsible for 

impacts 

• Water flow (e.g. reduction in velocity 

of surface water 

• Barrier effect (on migratory species) 

 

Toxic contamination 

• Water pollution 

• Soil contamination 

• Air pollution 

Agrochemical application and runoff 

Navigation 

Oil / chemical spills 

Tipping 

Landfill 

Vehicular traffic 

Industrial waste / emissions 

Non-toxic contamination 

• Nutrient enrichment (e.g. of soils and 

water) 

• Algal blooms 

• Changes in salinity 

• Changes in thermal regime 

• Changes in turbidity 

• Air pollution (dust) 

Agricultural runoff 

Sewage discharge 

Water abstraction 

Industrial activity 

Flood defences 

Navigation 

Construction 

Biological disturbance 

• Direct mortality 

• Out-competition by non-native 

species 

• Selective extraction of species 

• Introduction of disease 

• Rapid population fluctuations 

• Natural succession 

Development (e.g. housing areas with 

domestic and public gardens) 

Predation by domestic pets 

Introduction of non-native species (e.g. from 

gardens) 

Fishing 

Hunting 

Agriculture 

Changes in management practices (e.g. 

grazing regimes, access controls, 

cutting/clearing) 

Assessment of ‘likely significant effects’ of the Proposed Submission 

Local Plan (as proposed to be updated) 

3.19 As required under Regulation 105 of the Conservation of Habitats and Species Regulations 201715 

an assessment of the ‘likely significant effects’ of the Proposed Submission Local Plan has been 

undertaken. A screening matrix has been prepared in order to assess which policies and site 

allocations would be likely to have a significant effect on European sites, either alone or in-

combination with other plans and projects. The findings of the screening assessment are 

summarised in Chapter 5 and the full matrix can be found in Appendix 4. 

                                                
15 SI No. 2017/2012 
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3.20 A risk-based approach involving the application of the precautionary principle was adopted in the 

assessment, such that a conclusion of ‘no significant effect’ was only reached where it was 

considered very unlikely, based on current knowledge and the information available, that a policy 

or site allocation would have a significant effect on the integrity of a European site. 

Interpretation of ‘likely significant effect’ 

3.21 Relevant case law helps to interpret when effects should be considered as being likely to result in 

a significant effect, when carrying out a HRA of a plan. 

3.22 In the Waddenzee case16, the European Court of Justice ruled on the interpretation of Article 6(3) 

of the Habitats Directive (translated into Reg. 102 in the Habitats Regulations), including that: 

• An effect should be considered ‘likely’, “if it cannot be excluded, on the basis of objective 

information, that it will have a significant effect on the site” (para 44). 

• An effect should be considered ‘significant’, “if it undermines the conservation objectives” 

(para 48). 

• Where a plan or project has an effect on a site “but is not likely to undermine its conservation 

objectives, it cannot be considered likely to have a significant effect on the site concerned” 

(para 47). 

3.23 An opinion delivered to the Court of Justice of the European Union17 commented that: 

“The requirement that an effect in question be ‘significant’ exists in order to lay down a de 

minimus threshold. Plans or projects that have no appreciable effect on the site are thereby 

excluded. If all plans or projects capable of having any effect whatsoever on the site were to be 

caught by Article 6(3), activities on or near the site would risk being impossible by reason of 

legislative overkill.” 

3.24 This opinion (the ‘Sweetman’ case) therefore allows for the authorisation of plans and projects 

whose possible effects, alone or in combination, can be considered ‘trivial’ or de minimus; 

referring to such cases as those “which have no appreciable effect on the site”. In practice such 

effects could be screened out as having no likely significant effect; they would be ‘insignificant’. 

Mitigation at the screening stage  

3.25 A judgment from the Court of Justice of the European Union ‘People over Wind, Peter Sweetman v 

Coillte Teoranta’ ruled that Article 6(3) of the Habitats Directive should be interpreted as meaning 

that mitigation measures should be assessed as part of an Appropriate Assessment and should 

not be taken into account at the screening stage.  The precise wording of the ruling is as follows: 

“Article 6(3) ………must be interpreted as meaning that, in order to determine whether it is 

necessary to carry out, subsequently, an appropriate assessment of the implications, for a site 

concerned, of a plan or project, it is not appropriate, at the screening stage, to take account of 

measures intended to avoid or reduce the harmful effects of the plan or project on that site.” 

3.26 Potential effects identified could be mitigated through the implementation of policies within the 

Local Plan itself.  These include policies relating to sustainable development principles, which may 

help reduce resource use and pollution, and the provision of green infrastructure within new 

developments, which may help to relieve increases in visitor pressure at European sites.   

3.27 However, in line with the ‘People over Wind’ judgment, we have not taken into account potential 

mitigation included in the Local Plan in the screening assessment.  Potential mitigation included in 

the plan itself is considered only within the Appropriate Assessment of the plan, thereby ensuring 

full compliance with the judgment. 

                                                
16 ECJ Case C-127/02 “Waddenzee‟ Jan 2004. 
17 Advocate General’s Opinion to CJEU in Case C-258/11 Sweetman and others v An Bord Pleanala 22nd Nov 2012. 
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4 HRA Screening Assessment 

Scoping 

4.1 For some types of impacts, scoping likely significant effects has been determined on a proximity 

basis, using GIS data to determine the proximity of potential development locations to the 

European sites that are the subject of the assessment. However, there are many uncertainties 

associated with using set distances as there are very few standards available as a guide to how 

far impacts will travel. Therefore, scoping was undertaken before screening, which involved 

applying a number of assumptions in relation to assessing the likely significant effects on 

European sites that may result from the Proposed Submission Local Plan (as proposed to be 

updated), as described below. These assumptions have been informed by the information 

gathered during the earlier HRA work undertaken for the Emerging Core Strategy where 

appropriate.  This allowed various types of effect to be scoped in or out of further assessment. 

Physical damage/loss 

4.2 Any development resulting from the Proposed Submission Local Plan (as proposed to be updated) 

would take place within Welwyn Hatfield Borough; therefore only European sites within the 

Borough boundary could be affected through physical damage or loss of habitat from within the 

site boundaries. 

4.3 Epping Forest and the Lee Valley SPA and Ramsar are situated outside of the Borough and can be 

screened out of the assessment for onsite physical damage/loss. 

4.4 Wormley Hoddesdonpark Woods SAC mostly lies outside the Borough’s boundary with a small 

area lying within. As development in the Borough is largely focussed to the west of the Borough in 

Welwyn Garden City and Hatfield with smaller areas of development in excluded villages, there 

will be no physical damage or physical loss to the SAC and it therefore can be scoped out of the 

assessment.  

4.5 Loss of habitat from outside the boundaries of a European site could still have an effect on site 

integrity if that habitat supports qualifying species from within the European sites, for example 

habitat that is used for foraging or roosting by birds. Lee Valley SPA and Ramsar site both lie 

within 10km of Welwyn Hatfield Borough and include bird species amongst their qualifying 

features; therefore consideration needs to be given to the potential for offsite habitat used by 

those birds to be located in Welwyn Hatfield Borough. 

4.6 Epping Forest SAC and Wormley Hoddesdonpark Woods SAC do not include transient species 

amongst their qualifying features; therefore offsite habitat loss or damage resulting from 

development in Welwyn Hatfield will not affect the integrity of those sites.  

4.7 Therefore, likely significant effects relating to physical loss of or damage to habitat 

needed to be considered only in relation to Lee Valley SPA and Ramsar site and only in 

relation to offsite habitat. 

Non-physical disturbance (noise, vibration and light) 

4.8 Noise and vibration effects, e.g. during the construction of new housing or employment 

development, are most likely to disturb bird species and are thus a key consideration with respect 

to European sites where birds are the qualifying features, although such effects may also impact 

upon some mammals and fish species. Artificial lighting at night (e.g. from street lamps, flood 

lighting and security lights) is most likely to affect bat populations, and therefore have an adverse 

effect on the integrity of European sites where bats are a qualifying feature. 
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4.9 It has been assumed that the effects of noise, vibration and light are most likely to be significant 

within a distance of 500 metres. There is also evidence of 300 metres being used as a distance up 

to which certain bird species can be disturbed by the effects of noise18; however, it has been 

assumed (on a precautionary basis) that the effects of noise, vibration and light pollution are 

most likely to cause an adverse effect if development takes place within 500 metres of a 

European site with qualifying features sensitive to these disturbances, or mapped off-site 

breeding, foraging or roosting areas. 

4.10 Epping Forest SAC and Lee Valley SPA and Ramsar site lie 8.5km and 5.5km away from the 

Borough. Due to distance, these European sites will not be affected by non-physical disturbance.  

Whilst Wormley Hoddesdonpark Woods does lie within the Borough, it is designated for a habitat, 

oak-hornbeam forests, and will therefore not be affected by noise, vibration and light. Whilst 

some species living within the site may be sensitive to non-physical disturbance, the qualifying 

features and ecosystem as a whole is unlikely to be affected by noise, vibration and light 

pollution. All European sites can be scoped out in relation to onsite impacts.  

4.11 However, as described above, there may be areas of habitat within Welwyn Hatfield Borough 

which are used by the qualifying bird species of Lee Valley SPA and Ramsar site; therefore 

development and related activities within 500m of those areas of habitat could affect the integrity 

of those designations as a result of noise, vibration and light. Offsite impacts can be scoped out in 

relation to Epping Forest SAC, due to its distance from Welwyn Hatfield Borough and given the 

nature of the qualifying species.  Similarly, non-physcial disturbance can be scoped out for 

Wormley Hoddesdonpark Woods SAC, due to the nature of the qualifying species. 

4.12 Therefore, likely significant effects of noise, vibration and light need to be considered 

only in relation to Lee Valley SPA and Ramsar site, in relation to offsite areas of habitat 

only. 

Air pollution 

4.13 Air pollution is most likely to affect European sites where plant, soil and water habitats are the 

qualifying features, but some qualifying animal species may also be affected, either directly or 

indirectly, by any deterioration in habitat as a result of air pollution. Deposition of pollutants to 

the ground and vegetation can alter the characteristics of the soil, affecting the pH and nitrogen 

availability that can then affect plant health, productivity and species composition. 

4.14 In terms of vehicle traffic, nitrogen oxides (NOx, i.e. NO and NO2) are considered to be the key 

pollutants. Deposition of nitrogen compounds may lead to both soil and freshwater acidification, 

and NOx can cause eutrophication of soils and water. 

4.15 Based on the Highways Agency Design Manual for Road and Bridges (DMRB) Manual Volume 11, 

Section 3, Part 114 (which was produced to provide advice regarding the design, assessment and  

operation of trunk roads (including motorways)), it is assumed that air pollution from roads is 

unlikely to be significant beyond 200m from the road itself. Where increases in traffic volumes are 

forecast, this 200m buffer needs to be applied to the relevant roads in order to make a judgement 

about the likely geographical extent of air pollution impacts. 

4.16 The DMRB Guidance for the assessment of local air quality in relation to highways developments 

provides criteria that should be applied at the scoping/screening stage of an assessment of a plan 

or project, to ascertain whether there are likely to be significant impacts associated with routes or 

corridors. Based on the DMRB guidance, affected roads which should be assessed are those 

where: 

• Daily traffic flows will change by 1,000 AADT (Annual Average Daily Traffic) or more; or 

• Heavy duty vehicle (HDV) flows will change by 200 AADT or more; or 

• A change in speed band; or 

• A change in carriageway alignment by 5 m or more. 

4.17 It has been assumed that only those roads forming part of the primary road network (motorways 

and ‘A’ roads) are likely to experience any significant increases in vehicle traffic as a result of 

                                                
18 British Wildlife Magazine. October 2007. 
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development (i.e. greater than 1,000 AADT). As such, where a site is within 200m of only minor 

roads, no significant effect from traffic-related air pollution is considered to be the likely outcome. 

4.18 The key commuting corridor for new housing and employment development will be the A1(M) and 

associated A-roads, such as the A414. There are no A roads that link directly with Epping Forest 

SAC and can therefore be scoped out. 

4.19 The European sites within 10km of Welwyn Hatfield Borough that are within 200m of strategic 

roads are: 

• Lee Valley SPA and Ramsar (a small portion of the SPA is within 200m of the A414). 

• Wormley Hoddesdonpark Woods SAC (a small portion of the SAC is within 200m of the A10). 

4.20 Therefore, likely significant effects relating to increased air pollution need to be 

considered in relation to The Lee Valley SPA and Ramsar and Wormley Hoddesdonpark 

Woods SAC. 

Impacts of recreation 

4.21 Recreation activities and human presence can have an adverse impact on the integrity of a 

European site as a result of erosion and trampling or general disturbance. Where Local Plan 

policies are likely to result in an increase in the local population, or where an increase in visitor 

numbers to the area is considered likely, the potential for an increase in visitor numbers and the 

associated potential impacts at sensitive European sites was identified in the screening matrix. 

4.22 Epping Forest SAC, The Lee Valley SPA, The Lee Valley Ramsar and Wormley 

Hoddesdonpark Woods SAC are located within 10km of Welwyn Hatfield Borough and 

therefore need to be considered in relation to likely significant effects arising from 

increased recreation pressure. 

Water quantity and quality 

4.23 An increase in demand for water abstraction and treatment resulting from the growth proposed in 

the Welwyn Hatfield Proposed Submission Local Plan (as proposed to be updated) could result in 

changes in hydrology at European sites, specifically a decrease in water quality or changes to 

water levels. Depending on the qualifying features and particular vulnerabilities of the European 

sites, there could be a likely significant effect on the site. 

4.24 Epping Forest is located 8.5km from the Borough boundary. Given this distance and the lack of 

direct hydrological connectivity between Welwyn Hatfield Borough and the SAC, likely significant 

effects on this site as a result of changes in water quality and quantity due to Proposed 

Submission Local Plan proposals have been scoped out. 

4.25 Although, Wormley Hoddesdonpark Woods SAC is likely to have hydrological connectivity to 

Welwyn Hatfield Borough, due to the nature of its qualifying features likely significant effects due 

to changes in water quality and quantity can be scoped out. 

4.26 The Lee Valley SPA and Ramsar site are located within 10 km of the Welwyn Hatfield Borough 

boundary are vulnerable to changes in hydrology. Therefore, likely significant effects 

associated with changes in water quality and quantity needs to be considered in 

relation to the Lee Valley SPA and Ramsar. 

Summary of scoping 

4.27 Table 4.1 below summarises the conclusions above regarding which types of effect need to be 

considered further in relation to each European site. 
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 Table 4.1: Summary of scoping 

 Physical 

damage/loss 

of habitat 

Non-

physical 

disturbance 

Air pollution Impacts of 

recreation 

Water 

quantity and 

quality 

Epping Forest 

SAC 

Scoped out Scoped out Scoped out Scoped in Scoped out 

The Lee Valley 

SPA 

Scoped in 

(offsite areas 

of supporting 

habitat only) 

Scoped in 

(offsite areas 

of supporting 

habitat only) 

Scoped in Scoped in Scoped in 

The Lee Valley 

Ramsar 

Scoped in 

(offsite areas 

of supporting 

habitat only) 

Scoped in 

(offsite areas 

of supporting 

habitat only) 

Scoped in Scoped in Scoped in 

Wormley 

Hoddesdonpark 

Woods SAC 

Scoped out Scoped out Scoped in Scoped in Scoped out  

Identification of other plans and projects which may have ’in-

combination’ effects 

4.28 Regulation 105 of the Habitats Regulations 2017 requires an Appropriate Assessment where ‘a 

land use plan is likely to have a significant effect on a European site (either alone or in 

combination with other plans or projects) and is not directly connected with or necessary to the 

management of the site’. The purpose of the in-combination effects assessment is to make sure 

that the effects of numerous small activities, which alone would not result in a significant effect, 

are assessed to determine whether their combined effect would be significant. It is therefore 

necessary to focus the assessment of in-combination effects on those elements of the plan that 

are not considered to have significant effects on their own. 

4.29 The first stage in identifying ‘in-combination’ effects involves identifying which other plans and 

projects in addition to the Welwyn Hatfield Proposed Submission Local Plan may affect the 

European sites that were the focus of this assessment. There are a large number of potentially 

relevant plans and projects which could be considered, and therefore the review focused on 

planned spatial growth within the authorities adjacent to Welwyn Hatfield Borough, and those with 

potential functional links with European sites that could be affected by the Welwyn Hatfield 

Proposed Submission Local Plan, as these are the ones most likely to give rise to in-combination 

effects: 

• North Hertfordshire District Council. 

• East Hertfordshire District Council. 

• Stevenage Borough Council. 

• Broxbourne Borough Council. 

• Epping Forest District Council. 

• St Albans District Council. 

• Hertsmere Borough Council. 

• London Borough of Waltham Forest. 

• London Borough of Enfield. 
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• Hertfordshire County Council. 

4.30 Appendix 3 lists the plans that were considered, outlining the components of each that could 

have an impact on nearby European sites and considering the findings of the accompanying HRA 

work (where available).  When the 2016 HRA of the Proposed Submission Local Plan was 

published, many surrounding local authorities were at an early stage in their plan making process.  

They have now progressed from that point, therefore Appendix 3 was reviewed and updated in 

November 2019 to inform this updated version of the HRA. 

4.31 The purpose of the review of other plans was to identify any components that could have an 

impact on the European sites that could also be affected by the Welwyn Hatfield Proposed 

Submission Local Plan (as proposed to be updated), e.g. proposals for development near to the 

European sites which could have implications in terms of increased traffic, water use and 

recreation pressures and infrastructure development. The potential for the effects of these plans 

to combine with the effects of the Welwyn Hatfield Proposed Submission Local Plan (as proposed 

to be updated) has been considered in Chapter 6. 

4.32 The HRAs of the adopted or emerging local plans of a number of neighbouring boroughs and 

districts identified similar potential issues to those that have been identified for the HRA of the 

Welwyn Hatfield Proposed Submission Local Plan (as proposed to be updated), depending on the 

borough or district concerned: 

• Water quality, quantity and recreational pressure impacts on the Lee Valley SPA/Ramsar. 

• Air pollution and recreation impacts on Epping Forest SAC. 

• Air pollution and recreation impacts on Wormley Hoddesdonpark Woods SAC. 

4.33 The potential for likely significant effects due to water quality and quantity in relation to the Lee 

Valley SPA/Ramsar has been a particular focus of assessment, because the waste water arising 

from development in a number of boroughs and districts is serviced by Rye Meads Wastewater 

Treatment Works, including development in the northern part of Welwyn Hatfield Borough. 

4.34 All of the HRAs undertaken to date have either concluded no likely significant effects on European 

sites, either alone or in-combination with other plans and projects, or have concluded no adverse 

effects on the integrity of European sites, either alone or in-combination with other plans or 

projects.   

HRA screening  

4.35 Once specific types of effect were scoped in or out, each policy was screened individually for its 

potential to contribute to the types of effect scoped in. The full screening matrix, which sets out 

the decision making process used for this assessment can be found in Appendix 2 and the 

findings are summarised below. 

4.36 The Key Diagram in Figure 4.1 overleaf shows location of Key Spatial Policy Proposals in the 

Proposed Submission Local Plan. 

Page 1216



A1(M)

A1(M)

M25

A414

A414

B1
97

B656

River Mimram

River Colne

KEY

Green Belt

Town

Excluded Village

Village

Significant Green Infrastructure

Strategic Green Links

Strategic Green Corridor

Strategic Site – Housing  

Strategic Site – Mixed Use

Motorway

Road

Railway

River

Borough Boundary

Town Centre

B1000

B195

A10
00

A1000

B156

B157

Co

opers 
Gr

ee
n L

ane

To Hertford

To Hertford,
Harlow, Cambridge

To Hitchin, Stevenage &
Letchworth Garden CityTo Cambridge

To St Albans

East Hertfordshire
District

North Hertfordshire
District

Broxbourne
Borough

Hertsmere
Borough

London Borough of Enfield

St Albans
District

To London

To London

London

N

S

EW

Ayot St Lawrence

Ayot St Peter

Ayot Green

Lemsford

Stanborough

Essendon

Cuffley

Little Heath

Brookmans
Park

Welham
Green

Welwyn
Digswell

Oaklands
& Mardley

Heath

Hatfield

WildhillWoodside

Water
End

Bell Bar

Swanley Bar

Newgate Street

Northaw

Key Diagram
Welwyn Hatfield

Woolmer Green

Welwyn
Garden

City

River Lea

Page 1217



 

 

 Welwyn Hatfield Local Plan Habitats Regulations Assessment 

Habitats Regulations Assessment 

28 LUC 

January 2020 

Significant effects unlikely 

4.37 There are 42 policies in the Proposed Submission Local Plan (as proposed to be updated) that are 

not expected to have significant effects on European sites. 

4.38 The following policies would not result in development because they either set out criteria relating 

to development proposed under other policies, or they seek to protect the natural environment: 

• SADM2: Highway Network and Safety 

• SADM5: Development Outside Designated Centres 

• SADM6: Shopfronts, Adverts and Signage 

• SP6: Community Services and Facilities 

• SP7: Type and Mix of Housing 

• SADM9: Loss of Residential  

• SADM12: Parking, Servicing and Refuse 

• SADM15: Heritage 

• SP15: The Historic Environment of Welwyn Garden City 

• SADM20: Acceptable Uses Outside the Primary Retail Core (The Campus, Parkway and Church 

Road) 

• SADM23: Acceptable Uses Outside the Core Retail Zone (The Common and Queensway 

Opportunity Areas) 

• SADM24: Acceptable Uses Outside the Core Retail Zone (Lemsford Road Opportunity Area) 

• SADM34: Development within the Green Belt 

• SP26: Neighbourhood Planning 

4.39 The following policies could result in some development, but the development arising would be 

located away from sensitive European sites and would not be expected to contribute significantly 

to increased traffic, recreation pressure or demand for water abstraction or treatment: 

• SP4: Transport and Travel 

• SP5: Quantity and Location of Retail Development 

• SADM4: Development in Designated Centres 

• SADM7: New Community Services and Facilities and Losses of Community Services 

• SP16: Welwyn Garden City Town Centre Strategy 

• SADM19: Town Centre North Development Site (MUS1) 

• SP20: Hatfield Town Centre Strategy  

• SADM25: High View Neighbourhood Shopping Centre (MUS3) 

• SP21: University of Hertfordshire 

• SP23: Marshmoor Policy Area (SDS7 and wider area) 

• SP25: Rural Development  

4.40 In addition, a number of the policies would not result in development and could also help to 

mitigate the potential effects of development proposed elsewhere in the Proposed Submission 

Local Plan (as proposed to be updated) as follows (although this potential for mitigation has not 

been taken into account at the screening stage): 

• SP1: Delivering Sustainable Development 

• SADM3: Sustainable Travel for All 

• SP9: Place Making and High Quality Design 
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• SP10: Sustainable Design and Construction 

• SADM11: Amenity and Layout 

• SADM13: Sustainability Requirements 

• SADM14: Flood Risk and Surface Water Management  

• SP11: Protection and Enhancement of Critical Environmental Assets 

• SADM16: Ecology and Landscape 

• SADM17: Urban Open Land 

• SADM18: Environmental Pollution  

• SP12: Strategic Green Infrastructure 

• SP13: Infrastructure Delivery 

Significant effects likely or uncertain 

4.41 Whilst no policies are certain to result in a significant effect, there is uncertainty and therefore, in 

line with the precautionary approach being applied in the HRA, until significant effects can be 

ruled out, they are treated as ‘likely significant effects’. 

4.42 The screening assessment identified a lack of certainty as to whether the following policies would 

result in likely significant effects on European Sites: 

• SP2: Targets for Growth 

• SP3: Settlement Strategy and Green Belt Boundaries 

• SADM1: Windfall Development 

• SADM8: Cemetery Extension at Southway, Hatfield (CEM01) 

• SP8: Local Economy 

• SADM10: Employment Development 

• SP14: New Schools 

• SADM21: Housing Allocations in Welwyn Garden City 

• SP17: Mixed Use Development Site at Broadwater Road West (SDS3 and SDS4) 

• SP18: North East of Welwyn Garden City (SDS1) 

• SP19: South East of Welwyn Garden City (SDS2) 

• SADM26: New Dwellings in Hatfield 

• SP22: North West Hatfield (SDS5) 

• SADM27: Woolmer Green 

• SADM28: Oaklands and Mardley Heath 

• SADM29: Welwyn 

• SADM30: Welham Green 

• SADM31: Bell Bar and Brookmans Park 

• SADM32: Little Heath 

• SADM33: Cuffley 

• SP24: New Village – Symondshyde (SDS6) 

• SADM35: Site Allocations within the Rural Areas 

• SADMXX: Lemsford 

• SADMXX: New Dwellings in Stanborough 
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4.43 These policies could result in the development of housing, Gypsy and Traveller sites, retail-related 

development and/or employment land which could have significant effects in relation to offsite 

physical disturbance/loss of habitat from development, erosion/trampling or general disturbance 

from increased recreation activities and air pollution from increased vehicle traffic. 

Potential for likely significant effects as a result of loss of offsite habitat and non-

physical disturbance 

4.44 Potential for loss of offsite habitat and non-physical disturbance was scoped in for the Lee Valley 

SPA and Ramsar site with regards to potential off-site habitat.  The Lee Valley SPA and Ramsar 

sites supports valuable habitats for qualifying bird species, such as Bittern, Gadwall and Northern 

Shoveler. All three species require specific habitats with Bittern heavily reliant on reed bed habitat 

whilst Gadwall and Northern Shoveler, which are waterfowl species, require lakes and wetland 

habitat. Despite the specific needs of these species, due to their transient nature there is potential 

for these species to forage and shelter in suitable habitat in the surrounding area. 

4.45 As part of screening proposed site allocations, an analysis of aerial photography of all the 

proposed development sites was undertaken, which found that there were no sites within the 

 Welwyn Hatfield Proposed Submission Local Plan (as proposed to be updated) that would result in 

the physical damage or loss of habitat suitable for the SPA and Ramsar sites’ qualifying bird 

species.  Proposed sites HS6: Land at Gosling Sports Park, Stanborough Road and the other 

Stanborough sites to the west of the A1(M) (StL1, StL13, StL15 and StL17) are within 

approximately 350m from Stanborough Park lakes, Stanborough reedmarsh and Lemsford 

Springs. Although this area provides potentially suitable habitat for species, such as Bittern, 

Gadwall and Northern Shoveler, given the urban location and the distance of approximately 

13.5km from the SPA and Ramsar, it is unlikely this will provide a key habitat for these species. 

4.46 As such, likely significant effects on The Lee Valley SPA and Ramsar site as a result of 

offsite habitat loss and non-physical disturbance can be ruled out.  

Summary of screening conclusions 

4.47 Table 4.2 below summarises the outcomes of the screening stage. Where certain types of effects 

are screened out in Table 4.2, they did not need to be considered further so are not referred to 

in the screening matrix in Appendix 3. 

Table 4.2: Summary of screening conclusions 

European site Physical 

damage/loss 

of habitat 

(Offsite) 

Non-physical 

Disturbance 

(Offsite) 

Air 

Pollution 

Recreational 

Disturbance 

Water 

Quantity 

and Quality 

Epping Forest 

SAC 

No LSE No LSE No LSE LSE uncertain  No LSE 

The Lee Valley 

SPA 

No LSE No LSE LSE 

uncertain  

LSE uncertain  LSE 

uncertain  

The Lee Valley 

Ramsar 

No LSE No LSE LSE 

uncertain  

LSE uncertain  LSE 

uncertain  

Wormley 

Hoddesdonpark 

SAC 

No LSE No LSE LSE 

uncertain  

LSE uncertain  No LSE 
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5 Appropriate Assessment 

5.1 Following the screening stage, the plan-making authority is required under Regulation 105 of the 

Habitats Regulations 2017 to make an ‘Appropriate Assessment’ of the implications of the plan for 

European sites, in view of their conservation objectives. The Appropriate Assessment must be 

undertaken where likely significant effects were identified, or were not able to be ruled out, during 

the screening stage. 

5.2 EC Guidance19 states that the Appropriate Assessment should consider the impacts of the plan 

(either alone or in combination with other projects or plans) on the integrity of European sites 

with respect to their conservation objectives and to their structure and function. 

5.3 A site’s integrity depends on it being able to sustain its ‘qualifying features’ (i.e. those Annex 1 

habitats, Annex II species, and Annex 1 bird populations for which it has been designated) and to 

ensure their continued viability. A high degree of integrity is considered to exist where the 

potential to meet a site’s conservation objectives is realised and where the site is capable of self-

repair and renewal with a minimum of external management support. The Appropriate 

Assessment therefore needs to focus on those impacts judged likely to have an effect on the 

qualifying features of European sites, or where insufficient certainty regarding this remained at 

the screening stage. 

5.4 An Appropriate Assessment has therefore been undertaken for all of the European sites within 

10km of Welwyn Hatfield Borough where likely significant effects from the Proposed Submission 

Local Plan (as proposed to be updated) were not able to be ruled out during the screening stage. 

The Appropriate Assessment findings are set out in this chapter. 

5.5 The Appropriate Assessment focuses on those impacts that are judged to have a likely significant 

effect on the qualifying features of a European site, or where insufficient certainty regarding this 

remained at the screening stage. As described in Chapter 1, a conclusion needs to be reached as 

to whether or not a policy or site allocation in the Proposed Submission Local Plan (as proposed to 

be updated) would adversely affect the integrity of a European site. In order to reach a 

conclusion, consideration was given to whether the predicted impacts of the proposals (either 

alone or in combination) have the potential to: 

• Delay the achievement of conservation objectives for the site. 

• Interrupt progress towards the achievement of conservation objectives for the site. 

• Disrupt factors that help to maintain the favourable conditions of the site. 

• Interfere with the balance, distribution and density of key species that are the indicators of 

the favourable condition of the site. 

5.6 In order to make a judgement about the likelihood of proposals having an adverse effect on the 

integrity of a European site, the Appropriate Assessment considers each site separately which 

may be affected by the Proposed Submission Local Plan (as proposed to be updated) policies, 

allowing for the fact that the qualifying features of each site vary. The conservation objectives for 

each European site are generally to maintain the qualifying features in favourable condition. 

5.7 For each European site where a potential likely significant effect was identified at the screening 

stage in relation to a proposal in the Proposed Submission Local Plan (as proposed to be updated) 

the potential impacts were set out and judgements made (based on the information available) 

regarding whether the impact is likely to affect the integrity of the site and if mitigation measures 

are likely to be implemented to reduce the likelihood or severity of the potential impact.  

                                                
19 Assessment of plans and projects significantly affecting European sites. Methodological guidance on the provisions of Article 6(3) and 

(4) of the Habitats Directive 92/43/EEC. European Commission Environment DG, November 2001. 
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Epping Forest SAC 

5.8 A key threat to Epping Forest that has been identified in Natural England’s Site Improvement Plan 

and at the screening stage is recreational pressure.  

Recreational Pressure 

5.9 Epping Forest SAC is subject to high recreational pressure from a range of impacts including 

walking, mountain biking and unmanaged fires. An increase in recreational pressure in the 

surrounding area therefore has potential to have likely significant effects on qualifying habitats 

such as wet heathland with cross-leaved heath, European dry heaths and Beech forests on acid 

soils. 

5.10 A Memorandum of Understanding has been established between Epping Forest District Council, 

Natural England, City of London Corporation (Conservators of Epping Forest) and surrounding 

local authorities, which commits to developing a joint mitigation strategy for the effects of 

development on the SAC20.  Natural England’s interim advice21 states that work for the mitigation 

strategy, undertaken by Footprint Ecology, identified a recreational zone of influence of 6.2km for 

the Epping Forest SAC (i.e. 75% of visitors to the SAC come from within 6.2km).  

5.11 Epping Forest SAC is situated approximately 9.5km from the closest site allocation in Welwyn 

Hatfield Proposed Submission Local Plan with most of the proposed development located over 

20km away from the SAC, which lies to the east of the Borough (most development is allocated to 

the west and north).  Given the distance of development from the SAC, and the accessibility of 

attractive countryside and woodland in and around Welwyn Hatfield Borough, such as 

Sherrardspark Wood SSSI, and Northaw Great Wood SSSI which was designated as a Country 

Park in 1971, it is reasonable to assume that the increase in people visiting the SAC from the 

Borough will be negligible. The evidence provided by Footprint Ecology clearly demonstrates that 

the Welwyn Hatfield Proposed Submission Local Plan is unlikely to result in significant effects on 

the Epping Forest SAC due to distance involved.  The ongoing work to establish a joint mitigation 

strategy (relating to the Memorandum of Understanding discussed above) should ensure this does 

not result in significant effects with in-combination other plans and programmes. 

5.12 In addition, the local plan includes policies SP9: Place Making and High Quality Design, SP10: 

Sustainable Construction and Design, SP12: Strategic Green Infrastructure, and SADM11: 

Amenity and Layout, which provide for increased provision of green infrastructure and require 

that new housing development within Welwyn Hatfield Borough provides accessible high quality 

green space for local residents, as well as SADM17: Urban Open Land which promotes the 

provision of urban open land and thus has the potential to offset recreational impacts.  The 

Strategic Development Site policies SP17: Mixed Use Development Site at Broadwater Road West, 

SP18: North East of Welwyn Garden City, SP19: South East of Welwyn Garden City, and SP22: 

North West Hatfield, all require open space to be incorporated into the development proposals, as 

do a number of site-specific considerations set out for proposed smaller housing sites around the 

excluded villages. 

5.13 In light of the considerable distance between proposed Epping Forest SAC and proposed housing 

developments within Welwyn Hatfield, together with the protective policies and proposals for 

green infrastructure and open space provided within the Plan, no adverse effects on integrity 

of Epping Forest SAC is predicted as a result of recreational pressures either alone or 

in-combination with other plans and projects. 

                                                
20 http://www.efdclocalplan.org/wp-content/uploads/2018/02/EB1200-MoU-Impacts-of-Growth-within-the-W-Essex-E-Herts-HMA-on-

EF-SAC-February-2017.pdf  
21 As set out in a letter from Natural England to the MOU Oversight Group, dated 20 September 2018 

(https://www.redbridge.gov.uk/media/5939/epping-forest-natural-england-interim-advice-letter.pdf) 
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The Lee Valley SPA and Ramsar 

5.14 Key threats to The Lee Valley SPA and Ramsar site that have been identified in Natural England’s 

Site Improvement Plan and at the Screening stage are air pollution, recreational pressure and 

water quality and quantity. 

Air pollution 

5.15 Increased air pollution has the potential to adversely affect reed bed habitat used by Bittern, as a 

result of increased deposition of nitrogen.  The majority of the Lee Valley SPA and Ramsar site is 

situated away from A roads that are likely to be affected by increased levels of vehicle use from 

development in Welwyn Hatfield Borough. There is however a small fragment of the SPA and 

Ramsar site that is located within 200m of the A414.   

5.16 The A414 is an west-east route that runs from Hemel Hempstead, south of St Albans to Junction 3 

of the A1(M), and then via Junction 4 of the A1(M) between Welwyn Garden City and Hatfield 

connecting to the A10 east of Hertford and beyond to Harlow. The fragment of the SPA and 

Ramsar site that lies within 200m of the A414 lies to the east of the A10.  The part of the A414 

east of the A10 is unlikely to receive increased levels of vehicle traffic from Welwyn Hatfield 

Borough.  This is because key commuting corridors are the A1(M) and associated A roads, such as 

the A414 west of the A10, leading to Hertford22.  The section of the A414 adjacent to the SPA and 

Ramsar is situated to the east of the A10, away from the key commuting corridors including.   

5.17 Traffic modelling has been carried out to determine the changes in traffic from the local plan in-

combination with other Local Plans and planning commitments in the surrounding authorities.  

National projections were also included in the model to account for increases in traffic from 

further afield.  The resulting changes in traffic flows on the part of the A414 adjacent to the SPA 

and Ramsar site are shown in Table 5.1.  This shows that at the end of the plan period, traffic 

flows are expected to have increased by over 4,000 AADT.  It is not known how much of this 

traffic will be generated as a result of site allocations in the Welwyn Hatfield Local Plan (another 

round of modelling will be undertaken in spring 2020, which will allow this to be identified), 

therefore only in-combination effects can be considered at this stage. 

Table 5.1: Changes in Annual Average Daily Traffic (AADT) along the A414 

A414 between 

Stanstead 
Road/Hoddesdon 
Road and 
Netherfield Lane 

AADT 

for the 
base 
year 
(2014) 

AADT 

for the 
end of 
the 
plan 
period 
(2036) 

Change 

in 
AADT 

Eastbound 9,542 11,279 1,737 

Westbound 12,427 14,945 2,518 

Total 21,969 26,224 4,255 

5.18 However, aerial photography and mapped Priority Habitat Inventory data23 shows that the 

fragment of the SPA and Ramsar site next to the A414 supports sub-optimal habitat for Bittern, 

being primarily grassland, whereas Bittern are reedbed specialists. Areas of the SPA and Ramsar 

that supports optimal habitat for Bittern are over 200m from the A414 (Priority Habitat Inventory 

data24 shows the nearest reedbeds as being around 530m from the edge of the A414). These 

areas away from the A414 are likely to support the important populations of Bittern within the 

SPA and Ramsar.  If the area within 200m of the A414 were enriched with nutrients as a result of 

increases in vehicle traffic, this may have the potential to alter floral composition but this is 

unlikely to affect availability of reedbed habitat or abundance of food species, which are primarily 

                                                
22 AECOM (2015) Hertfordshire COMET: TN 07 Pattern of Travel across Hertfordshire, available at: 

https://www.hertfordshire.gov.uk/media-library/documents/highways/transport-planning/transport-and-accident-data/comet/comet-

travel-patterns-executive-summary.pdf  
23 https://magic.defra.gov.uk/MagicMap.aspx  
24 https://magic.defra.gov.uk/MagicMap.aspx 
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fish.  Furthermore, APIS25 suggests that current levels of nitrogen deposition at the site are 0 kg 

N/ha/yr (i.e. negligible), which is well below the critical loads of 15-30 kg N/ha/yr for Bittern and 

20-30 kg N/ha/yr for Shoveler (critical loads are not available for Gadwall).  As a result, even 

when considering in-combination increases in traffic as a result of other plans and programmes, 

increases in air pollution are expected to be negligible in the areas of the site providing optimal 

habitat (see Figure 5.1).  

5.19 In addition to this, policies SADM3: Sustainable Travel for All and SADM18: Environmental 

Pollution makes provision for sustainable modes of travels to minimise the number of vehicles on 

the roads and prevents the delivery of proposals with unacceptable risks to the natural 

environment. Due to these factors, no adverse effects on integrity of The Lee Valley SPA 

and Ramsar site is expected as a result of  air pollution either alone and in-combination 

with other plans and projects.    

Recreational pressure 

5.20 The Lee Valley SPA and Ramsar site are subject to recreational pressures, such as water sports, 

angling and dog walking. An increase in recreational pressure in the surrounding area therefore 

has potential to have likely significant effects on qualifying species such as Bittern, Gadwall and 

Northern Shoveler. 

5.21 The SPA and Ramsar site are situated 6km from the closest site allocation in the Welwyn Hatfield 

Proposed Submission Local Plan with most of the development located over 10km in the west and 

north of the Borough. Given the distance of development from the SPA and Ramsar site, it is 

reasonable to assume that there will only be a small increase in the number of people visiting the 

site from the Borough. 

5.22 The SPA and Ramsar site are managed by Local Nature Reserves and Lee Valley Park who have 

produced a Development Framework, which ensures the conservation of biodiversity and provision 

of access for people to enjoy the site. Increased recreational pressure from formal and informal 

recreation is best managed by the Local Nature Reserves and Lee Valley Park.  As such, even in-

combination with other plans and policies, the small number of visits arising from the Welwyn 

Hatfield Local Plan (as proposed to be updated) are not expected to result in adverse effects on 

integrity.  

5.23 In addition to this, the Local Plan includes policies SP9: Place Making and High Quality Design, 

SP10: Sustainable Construction and Design, SP12: Strategic Green Infrastructure, SADM11: 

Amenity and Layout, which provide for increased provision of green infrastructure and will ensure 

that new housing development within Welwyn Hatfield Borough will need to provide accessible 

high quality green space for local residents, as well as SADM17: Urban Open Land which 

promotes the provision of urban open land and thus has the potential to offset recreational 

impacts. The Strategic Development Site policies SP17: Mixed Use Development Site at 

Broadwater Road West, SP18: North East of Welwyn Garden City, SP19: South East of Welwyn 

Garden City, and SP22: North West Hatfield, all require open space to be incorporated into the 

development proposals, as do a number of site-specific considerations set out for proposed 

smaller housing sites around the excluded villages. 

5.24 In light of the considerable distance between the SPA and Ramsar site and the proposed housing 

developments within Welwyn Hatfield, together with the protective policies and proposals for 

green infrastructure and open space provided within the Plan and the on-site visitor management 

arrangements at the SPA and Ramsar site, no adverse effects on integrity of The Lee Valley 

SPA and Ramsar site is predicted as a result of recreational pressures either alone or in-

combination with other plans and projects. 

Water quality and quantity 

5.25 The Lee Valley SPA and Ramsar site is particularly sensitive to changes in water quality and water 

level associated with water abstraction. Changes in water quality usually arise from a release of 

sewage effluent. There previously has been concern highlighted by the East of England HRA for 

the capacity of the Rye Meads Wastewater Treatment Works (WwTW) to deal with increased 

                                                
25 Air Pollution Information Systems (date unavailable) [online], Available at: http://www.apis.ac.uk/srcl/select-a-

feature?site=UK9012111&SiteType=SPA&submit=Next, Accessed:18/12/19 
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discharge from wastewater. The Rye Meads WwTW handles wastewater for a catchment area 

which includes Welwyn, Stevenage and Harlow. As such, potential for impacts need to be 

considered in combination. Equally, changes in water levels due to over-abstraction, particularly 

during droughts, have the potential to affect water levels within the SPA and Ramsar site. 

5.26 The Welwyn Hatfield Proposed Submission Local Plan describes water as a significant issue in 

Welwyn Hatfield and identifies that both the River Lee and Mimram are suffering from over 

abstraction.  Indeed, Hertfordshire is one of the driest counties in the UK yet has a population of 

over 1 million drawing upon water resources. Welwyn Hatfield (and its two principal towns in 

particular) has been identified as an area of serious water stress which means that: 

• The current household demand for water in the area is a high proportion of the current 

effective rainfall which is available to meet that demand; or 

• The future household demand for water is likely to be a high proportion of the effective rainfall 

available to meet that demand. 

5.27 Policy SP13: Infrastructure Delivery sets out the principles for the delivery of infrastructure to 

support proposed development in the Proposed Submission Local Plan.  The supporting text 

acknowledges that sewerage capacity is a key infrastructure consideration, and specifically lists 

Rye Meads WwTW, which serves Digswell, Oaklands, Welwyn, Welwyn Garden City, Woolmer 

Green, as well as a number of other settlements in neighbouring districts and boroughs. The 

Proposed Submission Local Plan (as proposed to be updated) recognises that it will be necessary 

to work with neighbouring local authorities to take forward significant upgrades in order to 

support the planned levels of housing and employment growth. 

5.28 There is potential for water abstraction and pollution to adversely affect the integrity of the Lee 

Valley SPA and Ramsar by reducing the level and quality of water upon which the qualifying 

features depend. For bittern, this may result from the loss or degradation of reed bed and other 

riparian habitats upon which this species depends as a result of drying, vegetative succession and 

changes in water chemistry.   

5.29 Changes in hydrological conditions may also reduce the extent of suitable habitat conditions for 

whorled water-milfoil and Micronecta minutissima through drying, vegetative succession, shading 

of water by taller vegetation, and a reduction in appropriate aquatic conditions through changes in 

water chemistry, for example as a result of pollution and increased nutrient inputs. 

5.30 A number of studies have been commissioned in cooperation with others, including Rye Meads 

Water Cycle Study (2009); Water Cycle Study (2010); and Hertfordshire Water Study (2016 - 

ongoing). 

5.31 This section summarises and draws upon various key sources of information to determine whether 

the Welwyn Hatfield Proposed Submission Local Plan (as proposed to be updated) will result in 

adverse effects on the integrity on the Lee Valley SPA/Ramsar, either alone or in-combination, as 

a result of water related effects.  It reviews the consultation responses and findings of relevant 

HRA work, before examining how the Welwyn Hatfield Proposed Submission Local Plan (as 

proposed to be updated) has considered these previous recommendations.  Finally, this section 

determines whether the protective policies incorporated within the Welwyn Hatfield Proposed 

Submission Local Plan (as proposed to be updated) are sufficient to conclude no adverse effect or 

whether further study and/or implementation of additional safeguarding measures are required.    

Protective policies within Welwyn Hatfield Proposed Submission Local Plan (as 

proposed to be amended) 

5.32 The Welwyn Hatfield Proposed Submission Local Plan includes the following key policies which are 

likely to help avoid or mitigate potential water related effects on Lee Valley SPA and Ramsar site: 

• Policy SP1: Delivering Sustainable Development: The natural and heritage assets of the 

Borough should be protected and enhanced, and its natural resources used prudently.  

Adaptation and mitigation principles relating to climate change should be incorporated into 

the design and construction of new development which include energy and water efficiency 

measures, the use of low carbon and renewable energy, the provision of green infrastructure 

and sustainable drainage systems (SuDs). 
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• Policy SP10: Sustainable Design and Construction: (Water sensitive design) - Proposals 

that adopt sustainable design and construction principles, as set out below, within an 

integrated design solution will be supported.   

o Water sensitive design principles and practices are integrated into development proposals 

to sustainably address water supply, consumption and quality, extreme rainfall, drainage 

and flood risk in a holistic way that supports other design aims and objectives. 

o Development needs to be responsive and resilient to environmental risks and climate 

change and seek to protect and enhance other aspects of the natural environment. 

o Addressing flood risk and surface water management within Welwyn Hatfield is an 

important planning objective, as identified within the Council's Strategic Flood Risk 

Assessment and Hertfordshire County Council's Flood Risk Management Strategy. Policy 

SADM14 will promote development that fully takes flood risk into account and manages 

surface water in a sustainable and holistic way to support the fulfilment of Proposed 

Submission Local Plan Objectives 3 and 5. 

o The Council will encourage the use of pre-application consultation and Design Review 

prior to any planning application being submitted so that sustainable design and 

construction principles set out in SP10 are integrated into the design of proposals at an 

early stage. 

o Applicants will be required to submit a Sustainable Design Statement to demonstrate how 

the principles and requirements set out in the above policies will be implemented. 

o Proposals for non-residential development proposals should submit a BREEAM Pre-

Assessment Report, in place of the Sustainable Design Statement, alongside the planning 

application to demonstrate compliance.  Water consumption targets will be enforced via a 

planning condition requiring the higher standard within the Building Regulations Part G to 

be met. 

o Where an applicant considers the BREEAM or water efficiency requirements to be 

unfeasible or unviable, this will need to be supported by a robust viability appraisal. 

o With regards SuDS, these should be designed to take account of the principles set out in 

SADM14 alongside other policies within the Proposed Submission Local Plan that have a 

relationship with the water environment and general design. Specific regard should be 

given to the UK Government's non-statutory technical standards, National Planning 

Practice Guidance, and guidance published by Hertfordshire County Council as the Lead 

Local Flood Authority including 'SuDS Design Guidance for Hertfordshire, March 2015'.  

o Information demonstrating how SuDS have been integrated in proposals and how 

proposals will impact upon Ordinary Watercourses should be provided as part of the 

Sustainable Design Statement. 

• Policy SADM13: Sustainability Requirements (Water) - All newly constructed dwellings 

will be required to achieve an estimated water consumption of no more than 110 

litres/person/day, with water reuse and recycling and rainwater harvesting used in addition 

wherever feasible to reduce demand on mains water supply.  The new regime of Technical 

Housing Standards put in place for England allows Local Plan policies to set water efficiency 

requirements for newly constructed dwellings above the basic Building Regulations 

requirements.  It is also important that, where appropriate, simple and more innovative 

measures such as water butts, rainwater harvesting and greywater recycling systems are 

pursued alongside the use of water efficient internal fixtures (taps, baths, showers, etc) to 

further reduce the demand upon mains water and the amount of water which requires 

treatment. The use of water butts and rainwater harvesting can be particularly beneficial in 

householder extensions, conversions and changes of use as it would reduce the amount of 

'clean' water entering the building's original drainage which is highly likely to connect to a 

foul or combined sewer which then must be treated. 

• Policy SADM14: Flood Risk and Surface Water Management - All major proposals, and 

all proposals in areas identified as being at risk of surface water flooding, will be required to 

manage surface water runoff and surface water flood risk via the use of Sustainable Drainage 

Page 1226



 

 

 Welwyn Hatfield Local Plan Habitats Regulations Assessment 

Habitats Regulations Assessment 

37 LUC 

January 2020 

Systems that protect water quality by using an appropriate number of treatment stages 

before discharging to the ground or a surface water body. 

• Policy SP13: Infrastructure Delivery - To support the delivery of sustainable 

communities, the Council will ensure that suitable provision is made for new or improved 

infrastructure, required to meet the levels of growth identified in this Proposed Submission 

Local Plan.  Developers will be required to contribute to the reasonable costs of enhancing 

existing infrastructure or providing new physical, social and green infrastructure, required as 

a result of their proposals, through either financial contributions (including planning 

obligations or the Community Infrastructure Levy (CIL)), or by direct provision of such 

infrastructure on-site within the development. The Council will use the adopted Planning 

Obligations SPD, Section 106 agreements, unilateral undertakings, planning conditions, and 

when adopted, the council’s CIL Charging Schedule, to secure this.  Supporting infrastructure 

should be provided in advance of, or alongside, the development, unless there is sufficient 

existing capacity [emphasis added]. The appropriate phasing for the provision of 

infrastructure will however be determined on a case by case basis. Furthermore, the Council 

will continue to work with its partners to address existing deficiencies and secure appropriate 

levels of funding. 

o Sewerage - Capacity constraints have been identified at the following sewage treatment 

works: Blackbirds (which serves Brookmans Park, Hatfield, Little Heath, Welham Green); 

Maple Lodge (which serves Brookmans Park, Hatfield, Little Heath, Welham Green); Rye 

Meads (which serves Digswell, Oaklands, Welwyn, Welwyn Garden City, Woolmer Green); 

Deephams (which serves Cuffley); and Mill Green (which serves Hatfield, Welwyn Garden 

City). These sewage treatment works also serve other parts of Hertfordshire, and it will 

therefore be necessary to work with neighbouring local authorities to take forward 

significant upgrades to these waste water treatment works where required, in order to 

support the planned levels of housing and employment growth. Further to this, where 

specific upgrades to waste water treatment works are required to deliver certain sites, it 

will be important for the land owner/ developer to work with Thames Water to deliver the 

necessary infrastructure at an appropriate stage in the development process and to 

ensure that the funding is in place to secure this. 

o To deliver SDS1 (North East of Welwyn Garden City) and SDS2 (South East of Welwyn 

Garden City) improvements to the connection to Rye Meads Sewage Treatment Works 

(STW) will be required and to deliver SDS5 (North West of Hatfield) Mill Green Sewage 

Treatment Works (STW) will need to be upgraded and a new direct connection to this 

STW will be required. 

o Upgrades may be required to Mill Green Sewage Treatment Works (STW) and Maple 

Lodge Sewage Treatment Works to deliver urban extensions around Welwyn Garden City 

and Hatfield. 

Appropriate Assessment  

5.33 The supply, treatment and discharge of water is a critical issue in the growth of Welwyn Hatfield 

and adjacent boroughs and districts.  Water cycle studies indicate that the increased demand in 

water treatment and compliance with the Water Framework Directive can be achieved through 

increased efficiencies and investment in infrastructure upgrades, but this is largely dependent on 

planning authorities implementing sufficient safeguards and best practice water resource 

management, for example through provision of SuDS and water efficient design schemes. 

5.34 In assessing whether the Welwyn Hatfield Proposed Submission Local Plan will result in adverse 

effects on the Lee Valley SPA/Ramsar, it is necessary to establish the validity of the previous Rye 

Meads WCS.  This water treatment works discharges into the SPA/Ramsar, and therefore its 

function and performance are critical in determining adverse effects on the site.   

5.35 The Rye Meads WCS completed in 2009 concluded that there were no overwhelming technical 

constraints to the planned growth to deliver housing targets within the Regional Spatial Strategy 

to 2021 but highlighted that beyond this date there was a risk that water quality and wastewater 

treatment may constrain development.  The study reported that increased efficiencies, leading to 

achievement of a best case scenario would result in wastewater treatment and water resources 

not constraining development before 2031. 
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5.36 The Rye Meads Water Cycle Strategy Review (2015), undertaken by Stevenage Borough Council, 

updates the previous 2009 study.  The study reported that since 2009, there have been 

substantial changes to the planning system. These have been compounded by wider economic 

issues, particularly including the downturn and subsequent tightening of access to mortgage 

finance. These have had a significant impact on development levels and household formation, two 

key factors underpinning demand for water services. As such, many of the assumptions 

underpinning the 2009 study are now obsolete.  

5.37 The 2015 report reviewed the key features of a more tightly defined study catchment, focussing 

on Stevenage and its surrounds. This concluded that many of the environmental issues identified 

in 2009 remain relevant.  The study identified that a number of interventions to address these 

issues have been agreed. Crucially, a review of authorities’ emerging Local Plan proposals 

demonstrates that the levels of development anticipated in the 2009 study have not been realised 

in the intervening period. Furthermore, planned levels of future development are also significantly 

reduced.  

5.38 The Stevenage Borough 2015 Rye Meads Water Cycle Strategy Review concluded that: 

“Through a series of updated development calculations which takes these matters into account, it 

is demonstrated that Rye Meads WwTW should now have capacity to treat all wastewater arising 

from within its catchment over the period to 2026 with a reasonable prospect of being able to 

accommodate demand to 2031”.  

5.39 The Welwyn Hatfield Infrastructure Delivery Plan Review (2017) notes that the situation has 

changed since the WCS was produced and the forecast dates of when it was envisaged that 

capacity issues would arise, which were best estimates at the time, have been reviewed and 

advanced. This was due to many reasons including: 

• A significant reduction in the number of new dwellings completed in the last eight years 

compared to the number planned at the time of the study. 

• Reduction in flows received at the treatment works due to the cessation of trade and business 

discharges. 

• Variations in the projections of water use that were used within the calculations. 

• Changes to the Planning Policy of Central Government. 

5.40 Rye Meads STW currently treats a population equivalent (pe) of 396,000. This is residential 

population plus the trade and business discharges converted to a residential equivalent. 

5.41 The Rye Meads WCS was based on housing growth figures within the RSS.  Within Welwyn 

Hatfield this included 10,000 homes up to 2021, with a further 5000 homes between 2021 and 

2031.  The WCS used a conservative (worst case) development scenario in assessing the capacity 

of water infrastructure, including an assumption that 80% of the housing growth in Welwyn 

Hatfield before 2021 would fall within the Rye Meads catchment.  This equates to 8,000 new 

homes.   

5.42 Some 3,675 homes have already been built outside of the plan period (between 2006/7 and 

2015/16), with an additional 15,939 homes within the Welwyn Hatfield Proposed Submission Local 

Plan (as amended).  Of those sites built between 2006/7 and 2015/16, 1,637 homes are 

potentially within the Rye Meads catchment.  Some areas in the catchment, such as Welwyn 

Garden City, are served by multiple STWs, but to be precautionary all relevant settlements have 

been included in this number.  Fewer than 5,900 dwellings allocated in the Proposed Submission 

Local Plan (as proposed to be updated) potentially fall within the Rye Meads catchment.  This 

gives a total of 7,537 homes in the Rye Meads catchment.  This is less than the housing expected 

to arise from Welwyn Hatfield to 2021 in the Rye Meads WCS and this figure is for the whole local 

plan period, which extends substantially beyond 2021.  This reflects the findings of the Rye Meads 

Water Cycle Strategy Review (2015) and the Welwyn Hatfield Infrastructure Delivery Plan Review 

(2017), which note that less development has come forward than envisaged in the WCS.  This, 

along with the ongoing upgrades to the STW, is expected to ensure sufficient capacity to 

accommodate the growth set out in the Local Plan (as proposed to be updated). 

5.43 In direct communication to Welwyn Hatfield Borough Council, Thames Water has stated that Rye 

Meads STW is currently being upgraded, with works due to complete in 2019.  The upgrade will 
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provide Rye Meads STW with a treatment capacity of 447,134 PE (Population Equivalent).  

Thames Water’s current forecasts (which include the whole catchment, not just Welwyn Hatfield) 

indicates that from a final effluent stream point of view the sewage treatment works is expected 

to have capacity up to 2036, although it is noted that Thames Water might need to deliver 

upgrades in the sludge and storm streams between 2020 and 2030. Thames Water is awaiting the 

final determination of their business plan for the period 2020-2025 and any planning for 

additional capacity will follow their normal growth process, which uses growth review and 

modelled view of risk to prioritise which sites will need a project and when. Given the scale of 

development coming forward in the region Thames Water is keeping a regular review of their 

sewage treatment works capacity. It is also working closely with local councils on understanding 

their future growth projections and likely changes in Environment Agency discharge consents.  

5.44 The Welwyn Hatfield Proposed Submission Local Plan includes several key policies designed to 

protect water resources and reliant ecological receptors.  Most notable is Policy SP13 - 

Infrastructure Delivery, which specifies that supporting infrastructure should be provided in 

advance of, or alongside, the development, unless there is sufficient existing capacity.  This is 

crucial because it aligns with previous recommendations emerging from the 2012 HRA and 

previously provided by Natural England.  Essentially it will ensure that annual growth is a phased 

process, whereby new development will not be permitted unless it can be confirmed in advance 

that there is existing water treatment and supply capacity.     

5.45 In light of the findings above, together with the strength of the protection and avoidance policies 

specified within the Welwyn Hatfield Proposed Submission Local Plan, the development proposals 

are considered unlikely to adversely affect the integrity of the qualifying features for which the 

Lee Valley SPA and Ramsar are designated.      

5.46 The nature of water catchment issues is such that an assessment of in-combination effects is 

effectively included within this assessment because the studies upon which the conclusions have 

been made involve several Boroughs and Authorities.  A review of the findings of other boroughs 

and districts is provided in Appendix 3. In summary, the boroughs and districts are at various 

stages in preparing and assessing their Local Plans but of those where HRA information was 

available, none concluded a finding of likely significant effect / adverse effect on integrity on the 

Lee Valley SPA or Ramsar Site.  Thames Water's forecasts include consideration of known/planned 

growth in all relevant local authorities and Thames Water has been liaising with a number of local 

authorities, including Welwyn Hatfield regarding water issues, therefore adverse effects on 

integrity should be avoided, including in-combination effects.  Welwyn Hatfield Borough Council 

will continue to engage with Thames Water, neighbouring authorities and other relevant bodies to 

monitor the situation, as committed to in relation to Policy SP13 (see below). 

5.47 Furthermore, the Welwyn Hatfield Proposed Submission Local Plan (as proposed to be updated) 

includes numerous safeguards designed to ensure potential adverse effects on the integrity of the 

Lee Valley SPA/Ramsar will be avoided.  It is expected that other Boroughs will also meet their 

legal duty to avoid such effects, including through provision of appropriate protection policies and 

commitments to a phased approach, whereby new phases of development will not be permitted 

until it can be proven that sufficient water supply and treatment capacity exists.  As a result, the 

Welwyn Hatfield Proposed Submission Local Plan (as proposed to be updated) will not adversely 

affect the Lee Valley SPA/Ramsar in-combination with other plans and projects.   

5.48 In light of the above, it is considered that the proposed housing growth proposed within the 

Welwyn Hatfield Proposed Submission Local Plan (as proposed to be updated) can be achieved 

without adverse effects on the integrity of the Lee  Valley SPA and Ramsar site, either alone or in-

combination with other plans and projects. This conclusion is relies on the successful 

implementation of the policy safeguards embedded in the Welwyn Hatfield Proposed Submission 

Local Plan (as proposed to be updated). In addition, it should be recognised that water quality 

and availability is subject to influences which cannot be predicted with a high level of accuracy, 

such as climate change and associated weather events and, as a result, Welwyn Hatfield Borough 

Council will need to review new information as it becomes available, including water cycle studies 

and Environment Agency monitoring reports, to ensure that the site specific development 

proposals and investment in infrastructure are sufficient to ensure that the integrity of the Lee 

Valley SPA and Ramsar site is not adversely affected in the future.  
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5.49 The Appropriate Assessment concludes that the Welwyn Hatfield Proposed Submission 

Local Plan would not have adverse effects on the integrity of the Lee Valley SPA and 

Ramsar in relation to increased water quality and quantity, either alone or in-

combination with other plans and projects. 

Recommendation accepted by the Council 

5.50 Notwithstanding the conclusion of the Appropriate Assessment, an early draft of the Welwyn 

Hatfield Proposed Submission Local Plan made no specific link between the capacity constraints at 

Rye Meads WwTW and the achievement of conservation objectives relating to The Lee Valley 

SPA/Ramsar site.  The HRA recommended that this is an aspect of the Proposed Submission Local 

Plan that could be strengthened to ensure protection for the European site. 

5.51 The Stevenage Borough Appropriate Assessment: Screening Opinion26 recommended that the 

Stevenage Local Plan include the following supporting text: 

 “…The Council will continue to engage with Thames Water, local authorities within the Rye Meads 

catchment, the Environment Agency and Natural England to ensure the need for additional 

capacity is reflected in appropriate plans and strategies and delivered without causing harm to the 

European Site.” 

 “…Our environmental appraisals recognise that it will be necessary to take a precautionary 

approach to avoid causing harm to the Lee Valley SPA, which surrounds the Rye Meads 

wastewater treatment works. Where it cannot be demonstrated that proposals can be 

accommodated within the limits of existing or planned wastewater infrastructure, Grampian 

conditions or other appropriate mechanisms will be used...” 

5.52 We recommended that the Welwyn Hatfield Local Plan includes similar wording in support of Policy 

SP13: Infrastructure Delivery, to emphasise the need for collaborative working with regard to Rye 

Meads WwTW in order to ensure that there are no adverse effects on the integrity of the Lee 

Valley SPA/Ramsar site.  It was suggested that this would also help to ensure consistency with 

neighbouring districts and boroughs on a Duty to Cooperate issue. 

5.53 This recommendation was accepted by the Council, and the Proposed Submission Local Plan (as 

proposed to be updated) now includes wording as suggested above.  No further recommendations 

are made. 

Wormley Hoddesdonpark Woods SAC 

5.54 Key threats to Wormley Hoddesdonpark Woods SAC that have been identified in Natural England’s 

Site Improvement Plan and at the Screening stage are air pollution and recreational pressure. 

Air pollution 

5.55 Wormley Hoddesdonpark Woods SAC site is largely situated away from key commuting corridors, 

such as the A1 and its associated roads. However a small area of the SAC is situated within 200m 

of the A10. Increased air pollution has the potential to adversely affect qualifying habitat, such as 

oak-hornbeam forests as a result of increased deposition of nitrogen. 

5.56 The majority of the proposed development in the Welwyn Hatfield Proposed Submission Local Plan 

is situated in the west of the Borough and is likely to cause increased vehicle traffic on the A1 and 

nearby associated roads.  It is less likely that there will be a significant increase in traffic along 

the A10.  Although, increase in traffic may be minimal  APIS data27 , indicates that for the location 

in which the SAC is situated, critical loads for N deposition are exceeded for Acidophilous Quercus-

dominated woodland.  

5.57 The Highways Agency Design Manual for Road and Bridges (DMRB) Manual Volume 11, Section 3, 

Part 114 (which was produced to provide advice regarding the design, assessment and operation 

                                                
26 Stevenage Borough Council (December 2015) Stevenage Borough Local Plan 2011-2031.  Appropriate Assessment: Screening 

Opinion 
27 Air Pollution Information System http://www.apis.ac.uk/  
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of trunk roads (including motorways)) states air pollution can lead to likely significant effects in 

areas within 200m from the road. Although, the SAC predominantly lies over 200m from the road 

with the majority of the SAC sitting between 0.5-2km from any major roads, a small area to the 

east of the SAC lies within 200m of the A10. There is therefore potential for likely significant 

effects to occur, as a result of increased vehicular traffic.  

5.58 To test the impact of proposed growth identified in the Proposed Submission Local Plan (2016) on 

highways network in and around the Borough to 2031, Welwyn Hatfield Council has undertaken 

extensive transport modelling research since 2010. The Highways Agency’s ‘Diamond Model was 

used initially. This highlighted key strategic roads, such as A1(M), A roads and certain B roads 

that will be subject to increased traffic levels, as a result of development proposed in the 

Proposed Submission Local Plan. To further this work, a bespoke strategic model – the Welwyn 

Hatfield and Stevenage Hitchin (WHaSH) model was used to provide more detailed testing. The 

transport modelling has identified key strategic roads and areas along these roads that will be 

subject to increased traffic levels28. 

5.59 Strategic roads identified by the Proposed Submission Local Plan as key commuting corridors, 

include the A1(M), which links the north to the south of the Borough and A414, which provides 

connections from the east to west. Other major A roads and heavily trafficked B roads were 

identified in areas connected to strategic growth locations, such as Welwyn Garden City and 

Hatfield. There was no evidence to suggest that the A10 will be significantly affected by increased 

vehicular use from growth in Welwyn Hatfield, as set out in the 2016 Proposed Submission Local 

Plan29.  Whilst it is assumed that commuting patterns will not change significantly given the 

addition proposed housing allocations, the potential for adverse effects has been considered in 

further detail. 

5.60 The area of the SAC within 200m of the road is a very small area of trees that protrude along an 

access road, on the other side of a dwelling from the main block of woodland.  This area lies 

approximately between 180m and 200m from the road.  Whilst the 200m mark is generally 

considered to be the point at which concentrations of pollutants from vehicle traffic become so 

diluted, they cease to be significant, concentrations of pollution from road traffic at the site will be 

very low at 180m, as demonstrated by Figure 5.1.  Furthermore, the road is in a small cutting at 

this point and is bordered by vegetation, including trees.  The roadside vegetation is likely to 

absorb and block some of the pollution generated by the traffic and the cutting is likely to reduce 

dispersal of air pollution.  As such, it is considered that the concentration of air pollutants 

reaching the very small area of the SAC within 200m of the road is likely to be negligible.  Due to 

these factors, any increase in traffic, including in-combination with increases in traffic arising from 

other plans and programmes, on the A10 is unlikely to have adverse effects on integrity of the 

SAC due to dispersal of pollutants30. 

                                                
28 AECOM (2012) Diamond Transport Modelling Work and Diamond Transport Modelling Scenarios Technical Note, 

https://welhat.gov.uk/media/12356/Diamond-Transport-Modelling-

Work/pdf/INF_10_Diamond_Transport_Modelling_Work_2012.pdf?m=636310514137430000, 

https://welhat.gov.uk/media/12355/Diamond-Transport-Modelling-Scenarios-Technical-

Note/pdf/INF_9_Diamond_Transport_Modelling_Scenarios_2012.pdf?m=636310515936530000 
29 Ibid 
30 It is noted that the HRA of the now adopted East Hertfordshire District Plan also recognised that only around 0.01% of the SAC is 

within 200m of the A10 and that this consists mainly of a track/path/arable field boundary and therefore likely significant effects were 

screened out with regards to air pollution.  This conclusion was accepted by Natural England. 
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Figure 5.1: Traffic Contribution to Pollutant Concentration at Different Distances from 

the Road Centre31 

 

5.61 Nevertheless, the Council has undertaken initial studies to identify possible mitigation measures 

and the broad costs of these measures.  

5.62 Policies within the Proposed Submission Local Plan that will provide mitigation include SADM 3: 

Sustainable Travel for All, which ensures development proposals make provision for alternative 

modes of transport within their design. This includes provision for cyclist and pedestrian networks, 

as well as provision for public and community transport. Alongside this, policy SADM 18: 

Environmental Pollution ensures air quality is kept to an acceptable standard and that any 

proposal likely to result in unacceptable levels of air pollution that will affect the natural 

environment will be refused. 

5.63 Given the above, no adverse effects on the integrity of Wormley Hoddesdonpark Woods SAC is 

predicted as a result of air pollution when considering the plan on its own or in combination with 

other plans. 

5.64 The Appropriate Assessment concludes that the Welwyn Hatfield Proposed Submission 

Local Plan would not have adverse effects on the integrity of Wormley Hoddesdonpark 

Woods SAC in relation to increased air pollution, either alone or in-combination with 

other plans and projects. 

Recreational pressure 

5.65 Recreational pressure has been identified at a key threat in Natural England’s Site Improvement 

Plan to the qualifying features of Wormley Hoddesdonpark Woods SAC. 

5.66 Wormley Hoddesdonpark Woods SAC site is situated on the boundary of Welwyn Hatfield 

Borough, primarily within East Herts and Broxbourne districts. The site has extensive public 

access and is subject to high levels of recreational use from large urban centres in the 

surrounding area.  If visitor numbers continue to rise there is concern that adverse effects on the 

integrity of the European site will occur.  Key activities, such as mountain biking and horse riding 

are a particular threat to the SAC through erosion and trampling of woodland habitats. 

                                                
31 Figure C1 from Design Manual for Roads and Bridges (May 2007) Volume 11 Environmental Assessment, Section 3 Environmental 

Assessment Techniques.  Part 1 HA207/7 Air Quality 
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5.67 The SAC is situated on the boundary of the Welwyn Hatfield Borough and is approximately 7-

10km away from proposed strategic housing and mixed development, and 5-12km from proposed 

development in excluded villages with the exception of Cuffley.  It is unlikely that proposed 

development located more than 7km away from the SAC will result in significant additional 

recreational pressure on the SAC, as alternative recreational sites, including woodland, closer to 

the proposed growth are likely to be the preferred option, such as Ellenbrook Country Park, 

Millward’s Park, Sherrardspark Wood, and slightly further afield Northaw Great Wood Country 

Park and Well Wood. 

5.68 The SAC is situated approximately 1.2km away from the nearest development allocation in the 

Welwyn Hatfield Proposed Submission Local Plan (as proposed to be updated) at the closest point 

(Cuf1 in Cuffley).  The remaining proposed development in Cuffley is within 3km of the SAC, 

which is therefore likely to be subject to increased levels of recreation from Welwyn Hatfield. To 

mitigate for impacts from recreation, Natural England’s Site Improvement Plan notes that the SAC 

already has sensitively managed access points and routes, which has been found to be largely 

successful. The Site Improvement Plan does however recommend a monitoring scheme for 

sensitive features is undertaken to ensure increasing numbers of visitors and the types of 

recreation can be managed for.  

5.69 Whilst the proposed development of around 485 houses at Cuffley, within 3km of the SAC, has 

the potential to result in increased visitor pressure on the SAC, Cuffley is well connected to the 

wider countryside giving a range of alternative opportunities for recreation in the surrounding 

area, including Northaw Great Wood Country Park, which abuts Cuffley to the west. 

5.70 To ensure residual impacts caused by growth arising from the Proposed Submission Local Plan are 

mitigated, the Proposed Submission Local Plan has included policies to safeguard and enhance 

green infrastructure within the Borough, as well as the protection of European sites. Welwyn 

Hatfield Council has produced the Welwyn Hatfield Green Infrastructure Plan, which identifies 

opportunities for the creation of new green infrastructure and areas for enhancement. The study 

noted a range of existing green infrastructure in the Borough, including greenway routes on 

disused railway lines; Heartwood Forest, Ellenbrook Fields and Watling Chase Community Forest. 

Although, the Borough is rich in green infrastructure, key issues include fragmentation of green 

infrastructure by the A1 (M) and A414, and the railway line to the east of Cuffley; lack of access 

to free natural/semi-natural greenspace in Hatfield; and lack of amenity green space within 400m 

of some excluded villages. The study highlights the need to improve connectivity between Welwyn 

Garden City and Hatfield to the wider countryside and green infrastructure assets; provision of 

green infrastructure with new development; and enhancement of path and cycle access. 

5.71 The opportunities identified in the Welwyn Hatfield Green Infrastructure Plan and green 

infrastructure proposals will be delivered through the following proposals set out by policy SP12: 

Strategic Green Infrastructure: 

• Implementation of the Hertfordshire Rights of Way Improvement Plan. 

• Improvements to the River Mimram and Lea corridors. 

• Greening of the urban environment in Welwyn Garden City and Hatfield. 

• Implementation of the Welwyn Hatfield Green Corridor. 

5.72 These proposals will ensure growth from development proposals will provide sufficient access to 

alternative green spaces. This, in combination with policies SP9: Place Making and High Quality 

Design, SP10: Sustainable Construction and Design and SADM11: Amenity and Layout will ensure 

that new housing development will need to provide accessible high quality green space for local 

residents, as well as SADM17: Urban Open Land which promotes the provision of urban open land 

and thus has the potential to offset recreational impacts. SADM 16: Ecology and Landscape which 

ensures the protection of biodiversity and prevention of damage/loss to European sites, is likely to 

provide appropriate mitigation of recreational impacts on the SAC by providing a range of 

alternative options.  The Strategic Development Site policies SP17: Mixed Use Development Site 

at Broadwater Road West, SP18: North East of Welwyn Garden City, SP19: South East of Welwyn 

Garden City, and SP22: North West Hatfield, all require open space to be incorporated into the 

development proposals, as do a number of site-specific considerations set out for proposed 

smaller housing sites around the excluded villages. 
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5.73 Alongside this, Natural England’s Site Improvement Plan notes that the SAC is actively managed 

in areas with access to the public. This has included sensitive management of access points and 

routes, which has already proven to have successfully mitigated for the adverse effects of 

recreational pressure. 

5.74 Given the distance of most of the proposed development and mitigation provided through green 

infrastructure, in combination with management of the SAC, no adverse effect on the integrity of 

Wormley Hoddesdonpark Woods SAC is predicted as a result of recreational pressures when 

considering the plan on its own. 

5.75 East Herts District and Broxbourne Borough contain the majority of the SAC.  East Herts District 

adopted its current Local Plan in October 2018 and Broxbourne Borough is currently undergoing 

Examination. The HRAs of these plans, along with other relevant plans, conclude that they will not 

result in likely significant effects on the SAC, due to the existing management practices and 

relevant management plans.  Wormley Wood, which is the closest part of the SAC, lying partly 

within Welwyn Hatfield, is managed by the Woodland Trust, who have published a management 

plan for 2017-202232.  Whilst not necessary to avoiding likely significant effects or adverse effects 

on integrity, the HRAs for East Herts and Broxbourne acknowledged that it would be appropriate 

for the Councils to contribute to the measures set out in the Site Improvement Plan regarding 

visitor pressure.  The same applies to Welwyn Hatfield Borough Council. 

5.76 The proportion that the Welwyn Hatfield Proposed Submission Local Plan (as proposed to be 

updated) contributes to increased recreational pressures at Wormley Hoddesdonpark Woods SAC 

is likely to be low and in-combination with the existing and planned management of visitors at the 

site would be unlikely to result in adverse effects on integrity in-combination. 

5.77 The Appropriate Assessment concludes that the Welwyn Hatfield Proposed Submission 

Local Plan would not have adverse effects on the integrity of Wormley Hoddesdonpark 

Woods SAC in relation to increased recreational pressure, either alone or in-

combination with other plans and projects. 

 

                                                
32 Woodland Trust, Wormley Wood & Nut Wood Management Plan 2017-2022, available at: 

https://www.woodlandtrust.org.uk/media/45480/4067-wormley-wood-and-nut-wood.pdf, accessed 14/11/2019 
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6 Conclusions 

6.1 The HRA of the Proposed Submission Local Plan for Welwyn Hatfield Borough (as proposed to be 

updated) has been undertaken in accordance with currently available guidance and is based on a 

precautionary approach, as required under the Habitats Regulations. The findings of the screening 

stage are summarised in Chapter 5 of this report and the justification for these is explained in 

more detail in Appendix 2. The findings of the Appropriate Assessment stage of the HRA are 

presented in Chapter 6. 

6.2 Conclusions drawn from the screening assessment identified a number of policies including 

development strategies relating to Welwyn, Hatfield and the excluded villages, which may result 

in a likely significant effect on European sites.  Potential likely significant effects were identified in 

relation to the following topics: 

• Air pollution. 

• Impacts of recreation. 

• Water quantity and quality. 

6.3 These issues were considered further during the Appropriate Assessment. The Appropriate 

Assessment concluded that adverse effects on the integrity of any of the European sites were able 

to be ruled out in relation to air pollution, recreational pressure and water quality and quantity. 

6.4 The potential for in-combination effects of the Welwyn Hatfield Proposed Submission Local Plan 

(as proposed to be updated) with plans and projects from surrounding boroughs and districts was 

considered.  In-combination likely significant effects were ruled out for many potential effects in 

the screening assessment, and the Appropriate Assessment concluded that there would be no 

adverse effects on the integrity of European sites in-combination with other plans and projects. 

6.5 Whilst this Habitats Regulations Assessment has concluded that there will be no adverse effects 

on integrity on any European sites, the issues relating to the capacity of Rye Meads WwTW and its 

relationship with Lee Valley SPA and Ramsar site need to be planned carefully and monitored, 

particularly for future development beyond the plan period or if other local authorities in the 

catchment propose to deliver more development than currently planned.  Rye Meads WwTW 

serves development in a number of boroughs and districts, including the northern part of Welwyn 

Hatfield.  In order to ensure a consistent and co-ordinated approach, the HRA of the Proposed 

Submission Local Plan (2016) recommended additional wording to be included in the Welwyn 

Hatfield Proposed Submission Local Plan to provide additional safeguards in support of Policy 

SP13: Infrastructure Delivery.  This recommendation has been accepted by Welwyn Hatfield 

Borough Council, and suitable wording inserted into the Proposed Submission Local Plan (as 

proposed to be updated).  As a result, there are no outstanding recommendations arising from 

the HRA. 

6.6 This final HRA Report will be made available to Natural England, as the statutory nature 

conservation body.  It will also be made publicly available. 
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Appendix 1   

Attributes of European Sites within 10km of Welwyn 

Hatfield Borough 
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European site Area (ha) Location Qualifying features Key vulnerabilities and 

environmental 

conditions to support 

site integrity 

Epping Forest SAC 1630.74 A large site situated 

approximately 8.5 km 

south-east of the Borough. 

H4010 Northern Atlantic 

wet heaths with Erica 

tetralix 

H4030 European dry heaths 

H9120 Atlantic acidophilous 

beech forests with Ilex and 

sometimes also Taxus in 

the shrublayer (Quercion 

roboripetraeae or Ilici-

Fagenion) 

S1083 Lucanus cervus: 

Stag beetle 

Threats identified within the 

Site Improvement Plan 

(SIP) include changes in 

species distribution, 

inappropriate water levels, 

water pollution, invasive 

species and disease.  

Pressures identified within 

the SIP include, air 

pollution, undergrazing and 

public access/disturbance, 

while invasive species are 

identified as both a 

pressure and a threat.  

To address air pollution, the 

establishment of a Site 

Nitrogen Action Plan is 

proposed.  

To address undergrazing a 

partnership agreement to 

ensure sufficient resources 

for appropriate grazing is 

proposed.  

To address inappropriate 

water levels, hydrological 

monitoring, and a possible 

water level management 

plan is proposed.  

The remaining threats and 

pressures should be 

addressed through 
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European site Area (ha) Location Qualifying features Key vulnerabilities and 

environmental 

conditions to support 

site integrity 

appropriate investigation, 

the agreement of actions 

and the implementation of a 

suitable management plan.  

 

Lee Valley SPA 447.87 A fragmented site situated 

approximately 5.5 km 

south-east of the Borough 

A021(NB) Botaurus 

stellaris: Bittern 

A051(NB) Anas strepera: 

Gadwall 

A056(NB) Anas clypeata: 

Northern shoveler 

Threats identified within the 

SIP include water pollution, 

hydrological changes, public 

access/disturbance, 

inappropriate scrub control, 

fish stocking, invasive 

species, inappropriate 

cutting/mowing and air 

pollution. 

It is proposed to address 

inappropriate scrub control 

through scrub management 

to maintain/restore habitat. 

It is proposed to address 

inappropriate 

cutting/mowing through the 

management of reed beds 

for bitterns.   

The remaining threats 

should be addressed 

through appropriate 

investigation, the 

agreement of actions and 

the implementation of a 

suitable management plan.  
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European site Area (ha) Location Qualifying features Key vulnerabilities and 

environmental 

conditions to support 

site integrity 

 

Lee Valley Ramsar 447.87  A fragmented site situated 

approximately 5.5 km 

south-east of the Borough 

Criterion 2: 

The site supports the 

nationally scarce plant 

species whorled water-

milfoil Myriophyllum 

verticillatum and the rare or 

vulnerable invertebrate 

Micronecta minutissima (a 

water-boatman) 

Criterion 6:  

Species/populations 

occurring at levels of 

international importance. 

Species include Northern 

shoveler Anas clypeata with 

peak counts in 

spring/summer and Gadwall 

Anas strepera strepera with 

peak counts in winter. 

No threats recorded. 

Wormley Hoddesdonpark 

SAC 

336.47 A small site situated 

approximately 0.75 km 

south-east of the Borough, 

due south of Hoddesdon. 

H9160 Sub-Atlantic and 

medio-European oak or 

oak-hornbeam forests of 

the Carpinion betuli 

Threats identified within the 

SIP include disease, 

invasive species, air 

pollution, deer, forestry and 

woodland management and 

public access/disturbance.  

Pressures identified within 

the SIP include illicit 

vehicles.  
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European site Area (ha) Location Qualifying features Key vulnerabilities and 

environmental 

conditions to support 

site integrity 

It is proposed to address 

the threat of forestry 

management though the 

promotion of the 

Countryside Stewardship 

Scheme woodland 

management options for 

units requiring active 

management.  

The remaining threats and 

pressures should be 

addressed through 

appropriate 

investigation/survey, 

notifying the relevant 

owners and, if required, the 

implementation of a 

suitable management plan.  
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Appendix 2  

HRA Screening of the Welwyn Hatfield Proposed 

Submission Local Plan (as proposed to be updated) 
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To help navigate through the matrix, conclusions are also colour coded: green where no adverse effects on integrity will occur, 

orange where adverse effects are uncertain, and red where adverse effects will occur. 

Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

SP1: 

Delivering 

Sustainable 

Development 

None – the policy sets out principles 

in favour of sustainable development 

but will not itself directly result in 

development. 

 

N/A N/A 

SP2: Targets 

for Growth 

Development of around 304.5 

hectares of employment land. 

Development of around 15,952 new 

homes. 

Development of 12,500 square 

metres new retail floor space. 

Increase in traffic. 

Increase in recreation activities. 

Increase in demand for water 

abstraction and treatment. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  Analysis of aerial 

photography suggests none of the 

proposed allocated sites include 

suitable habitat for SPA/Ramsar 

species. 

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance.  
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

 

 

SP3: 

Settlement 

Strategy and 

Green Belt 

Boundaries 

Housing development. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase in demand for water 

abstraction and treatment. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance.  

 

SADM1: 

Windfall 

Development 

Housing development on unallocated 

sites. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase in demand for water 

abstraction and treatment.  

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected air pollution, recreational 

disturbance, water pollution and 

change in water quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance.  
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

 

SP4: Transport 

and Travel 

Development of transport 

infrastructure. 

Increase in vehicle use. 

Increased air pollution. 

 

Lee Valley SPA and Ramsar and 

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use.  

SADM2: 

Highway 

Network and 

Safety 

None – the policy itself will not result 

in development but will manage the 

growth of movement caused by 

increased development within the 

Borough. 

N/A N/A 

SADM3: 

Sustainable 

Travel for All 

None – the policy itself will not result 

in development.   

N/A N/A 

SP5: Quantity 

and Location 

of Retail 

Development 

Retail development. 

Increase in vehicle traffic. 

No effect as the policy promotes the 

development within town centres 

away from the European sites. The 

policy is unlikely to increase the 

number of people visiting the 

Borough. 

N/A 

SADM4: 

Development 

in Designated 

Centres 

Retail development. 

Increase in vehicle traffic 

No effect as the policy promotes the 

development within town centres 

away from the European sites where 

existing sustainable infrastructure is 

present. 

N/A 

SADM5: 

Development 

Outside 

Designated 

None - the policy itself will not result 

in development.  

N/A N/A 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

Centres 

SADM6: 

Shopfronts, 

Adverts and 

Signage 

None - the policy itself will not result 

in development. 

N/A N/A 

SP6: 

Community 

Services and 

Facilities 

None - the policy itself will not result 

in development but provides 

guidance for community services and 

facilities. 

N/A N/A 

SADM7: New 

Community 

Services and 

Facilities and 

Losses of 

Community 

Services and 

Facilities 

None – the policy itself will not result 

directly in development but sets out 

criteria for development proposals 

that will result in the loss of 

community services and facilities. 

N/A N/A 

SADM8: 

Cemetery 

Extension at 

Southway 

Hatfield 

CEM01 

Community services and facilities 

development. 

Increase in vehicle use. 

 

Increased air pollution. 

 

Lee Valley SPA and Ramsar and 

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use. 

SP7: Type and 

Mix of Housing  

None – The policy itself will not result 

directly in development but sets out 

criteria for the type and mix of 

housing. 

N/A N/A 

SADM9: Loss None – the policy sets out criteria for N/A N/A 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

of Residential  assessing the loss of residential 

development but will not itself 

directly result in development. 

SP8: Local 

Economy 

Employment development. 

Increase in vehicle use. 

Increase in water abstraction and 

treatment. 

Increased air pollution. 

Increased water pollution and change 

in water quantity. 

Lee Valley SPA and Ramsar site could 

be affected air pollution, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use.  

 

SADM10: 

Employment 

Development 

Employment development. 

Mixed use development. 

Increase in vehicle use. 

Increase in water abstraction and 

treatment. 

Increased air pollution. 

Increased water pollution and change 

in water quantity. 

 

Lee Valley SPA and Ramsar site could 

be affected by air pollution, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use.  

SP9: Place 

Making and 

High Quality 

Design 

None – the policy itself will not result 

in development. 

N/A N/A 

SADM11: 

Amenity and 

Layout 

None - the policy itself will not result 

in development but sets out criteria 

to ensure the creation and protection 

of amenity for buildings and open 

space. 

N/A N/A 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

SADM12: 

Parking, 

Servicing and 

Refuse 

None – the policy itself will not result 

in development.  

N/A N/A 

SP10: 

Sustainable 

Design and 

Construction 

None – the policy itself will not result 

in development. 

N/A N/A 

SADM13: 

Sustainability 

Requirements 

None – the policy itself will not result 

in development but sets criteria for 

sustainable development. 

N/A N/A 

SADM14: 

Flood Risk and 

Surface Water 

Management 

None – the policy itself will not result 

in development. 

N/A N/A 

SP11: 

Protection and 

Enhancement 

of Critical 

Environmental 

Assets 

None – this policy itself will not result 

in development. 

N/A N/A 

SADM15: 

Heritage 

None – this policy itself will not result 

in development. 

N/A N/A 

SADM16: 

Ecology and 

Landscape 

None – this policy itself will not result 

in development. 

N/A N/A 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

SADM17: 

Urban Open 

Land 

None – this policy itself will not result 

in development. 

N/A N/A 

SADM18: 

Environmental 

Pollution 

None – this policy itself will not result 

in development. 

N/A N/A 

SP12: 

Strategic 

Green 

Infrastructure 

Green infrastructure development. No effect. See Potential Mitigation 

Measures. 

N/A 

SP13: 

Infrastructure 

Delivery 

None – this policy itself will not result 

in development. 

N/A N/A 

SP14: New 

Schools 

Development of at least two 

secondary schools. 

Increase in vehicle use. 

Increase in water abstraction and 

treatment. 

 

Increased air pollution. 

Increased water pollution and change 

in water quantity. 

Lee Valley SPA and Ramsar site could 

be affected by air pollution, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use.  

SP15: The 

Historic 

Environment 

of Welwyn 

Garden City 

None – this policy itself will not result 

in development. 

N/A N/A 

SP16: Welwyn 

Garden City 

Retail development No effect as the policy promotes the 

development within town centres 

N/A 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

Town Centre 

Strategy 

Increase in vehicle use. away from the European sites. 

SADM19: 

Town Centre 

North 

Development 

Site MUS1 

(Han40) 

Mixed use development. 

Development of 100 new homes. 

Increase in vehicle use. 

Increased recreation. 

Increase in water abstraction and 

treatment. 

 

Increased air pollution. 

Increased disturbance from 

recreational activities. 

Increased water pollution and change 

in water quantity. 

 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance.  

SADM20: 

Acceptable 

Uses Outside 

the Primary 

Retail Core 

(The Campus, 

Parkway and 

Church Road) 

None – this policy itself will not result 

in development. 

N/A N/A 

SADM21: 

Housing 

allocations in 

Welwyn 

Garden City 

Development of 3,599 homes at four 

strategic sites and 1,823 additional 

homes at other key sites and 100 

hostel bedspaces. 

Development of 1,653 sqm office 

space as part of a mixed use site. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

quantity.  Analysis of aerial 

photography suggests none of the 

proposed allocated sites include 

suitable habitat for SPA/Ramsar 

species. 

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance.  

SP17: Mixed 

Use 

Development 

Site at 

Broadwater 

Road West 

(SDS3 and 

SDS4) 

Mixed use development (including 

1,574 new homes). 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance.  

 

SP18: North 

East of 

Welwyn 

Garden City 

(SDS1) 

Development of 725 new homes. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

treatment. pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance.  

SP19: South 

East of 

Welwyn 

Garden City 

(SDS2) 

Development of 1,300 new homes 

(2,600 including 1,300 in East Herts 

District). 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment, 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  Analysis of aerial 

photography suggests none of the 

proposed allocated sites include 

suitable habitat for SPA/Ramsar 

species. 

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SP20: Hatfield 

Town Centre 

Strategy 

Mixed use development. No effect as this policy is unlikely to 

result in significant levels of 

development beyond the town 

centre. 

N/A 

SADM22: 

Development 

Mixed use development. Increased air pollution. Epping Forest SAC could be affected 

by increased disturbance from 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

within Hatfield 

Town Centre 

Core Retail 

Zone 

Development of 66 homes. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase in water demand and 

treatment. 

Disturbance from recreation. 

Increased water pollution and change 

in water quality. 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SADM23: 

Acceptable 

Uses Outside 

the Core Retail 

Zone (The 

Common and 

Queensway 

Opportunity 

Areas) 

None – the policy itself does not 

directly result in development. 

N/A N/A 

SADM24: 

Acceptable 

Uses Outside 

the Core Retail 

Zone 

(Lemsford 

Road 

Opportunity 

Area) 

None – the policy itself does not 

directly result in development. 

N/A N/A 

SADM25: High Mixed use development. Increased air pollution. Epping Forest SAC could be affected 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

View 

Neighbourhood 

Shopping 

Centre (MUS3) 

Increase in vehicle use. 

Increase water demand and 

treatment. 

Increased water pollution and change 

in water quality. 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SP21: 

University of 

Hertfordshire  

Development relating to the 

University. 

 

No effect as any development 

relating to the policy will be a 

significant distance from any 

European site and will be small-scale 

within the campus of the University. 

N/A 

SADM26: New 

Dwellings in 

Hatfield 

Mixed use development (including 

1,750 new dwellings at North West 

Hatfield and 823 net new dwellings 

elsewhere in Hatfield). 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

SP22: North 

West Hatfield 

(SDS5) 

Development of 1,750 new homes. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SADM27: 

Woolmer 

Green 

Development of 209 new homes. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SADM28: 

Oaklands and 

Mardley Heath 

Development of 25 new homes. 

Six pitch extension to Gypsy and 

Traveller site. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

in water quantity. Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SADM29: 

Welwyn 

Development of 315 new homes. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SADM30: 

Welham Green 

Development of 580 new homes. 

Development of 40,500 sqm of 

employment floorspace. 

Development of Gypsy and Traveller 

site (12 pitches). 

Development of a new primary 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

school. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SP23: 

Marshmoor 

Policy Area 

(SDS7 and 

wider area) 

None – this policy itself will not result 

in development. A supplementary 

planning document has yet to be 

prepared to guide development of 

Marshmoor and the wider area.  

N/A N/A 

SADM31: Bell 

Bar and 

Brookmans 

Park 

Development of 853 new dwellings. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SADM32: Little 

Heath 

Development of 171 new homes. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

treatment. recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SADM33: 

Cuffley 

Development of 483 new homes. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SP24: New 

Village – 

Symondshyde 

(SDS6) 

Development of 1,136 new homes. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SP25: Rural 

Development 

Rural development. No effects as the policy promotes 

small-scale infill development and re-

use of existing buildings. Alongside 

mitigation provided by other policies 

within the local plan it is unlikely that 

the will be likely significant effects on 

European Sites. 

N/A 

SADM34: 

Development 

Within the 

Green Belt 

None – this policy itself will not result 

in development but sets out criteria 

for development within the Green 

Belt. 

N/A N/A 

SADM35: Site 

Allocations 

within the 

Rural Areas 

Development of a 1,136 dwelling 

residential-led mixed-use new village 

at Symondshyde and provision for 4 

Gypsy and Traveller Pitches. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SP26: None – this policy itself will not result N/A N/A 
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Local Plan 

Policy 

Likely activities (operations) to 

result as a consequence of the 

proposal 

Likely effects if proposal 

implemented 

European site(s) potentially 

affected 

Neighbourhood 

planning 

in development. 

SADMXX: 

Lemsford 

Development of 27 new homes. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 

SADMXX: New 

Dwellings in 

Stanborough 

Development of 98 new homes and 

five additional Gypsy and Traveller 

pitches. 

Increase in vehicle use. 

Increase in recreational activities. 

Increase water demand and 

treatment. 

Increased air pollution. 

Disturbance from recreation. 

Increased water pollution and change 

in water quantity. 

Epping Forest SAC could be affected 

by increased disturbance from 

recreational pressure.  

Lee Valley SPA and Ramsar site could 

be affected by air pollution, 

recreational disturbance, water 

pollution and change in water 

quantity.  

Wormley Hoddesdonpark Woods SAC 

could be affected by air pollution 

from increased vehicle use and 

damage from increased levels of 

recreational disturbance. 
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Local Plan Status HRA Status Epping Forest 

SAC 

Lee Valley 

SPA/Ramsar 

Wormley 

Hoddesdonpark 

Woods SAC 

Conclusions and other 

notes 

North Hertfordshire District Council 

The Local Plan 2011-2031 

was submitted for 

examination on 9th June 

2017. 

The plan caters for growth of 

an additional 15,950 

dwellings over the period 

2011-2031, representing a 

29% increase in the number 

of dwellings. The plan aims 

to support additional 

employment provision 

through 32ha of new 

employment land for 

B1/B2/B8 uses.     

The majority of the district’s 

development will be located 

within the settlement 

boundaries of Baldock, 

Hitchin, Letchworth Garden 

City, Royston, Great Ashby, 

other urban extensions to 

Stevenage, urban extensions 

to Luton. 

HRA Screening 

Report published 

September 201633. 

N/A The SPA is beyond 

the 5km for 

recreational use 

and the 10km for 

non-major emitting 

IPPC processes. 

However, the SPA 

adjoins the Rye 

Meads WwTW 

potentially resulting 

in a conduit for a 

functional 

relationship with 

development within 

the basin.  

Sites around 

Stevenage, 

Knebworth and 

Codicote are the 

only ones that 

drain to Rye Meads 

catchment. 

The HRA Screening 

Report describes 

the work that is 

being undertaken 

regarding the 

Water Cycle Study 

and the 

Direct effects ruled out. 

Recreational effects 

considered unlikely as 

the site is more than 

5km from the district 

boundary and North 

Herts is well provided 

for outdoor recreation. 

The HRA Screening 

included 

recommendations on 

potable water supply, 

phasing of development 

with respect to WwTW 

capacity, and provision 

of green infrastructure. 

It concluded that the 

Local Plan is not likely to 

give rise to LSEs either 

alone or in combination, 

so no AA required. 

                                                
33 North Hertfordshire Council (September 2016) Habitat Regulation Assessment Screening Report 
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Local Plan Status HRA Status Epping Forest 

SAC 

Lee Valley 

SPA/Ramsar 

Wormley 

Hoddesdonpark 

Woods SAC 

Conclusions and other 

notes 

implications this 

has for phasing of 

development. 

East Hertfordshire District Council 

The East Herts District Plan 

was adopted in its current 

form on 23rd October 2018. 

The District Plan sets out the 

planning framework for the 

District for the period of 

2011-2033.  

Provision will be made to 

meet a total minimum 

requirement of 18,458 

homes in the period 2011-

2031.  Brownfield locations in 

the towns will be prioritised 

for mixed-use development. 

Sustainable sites within 

Bishop’s Stortford, 

Buntingford, Hertford, 

Sawbridgeworth and Ware 

are identified. While the plan 

also identifies urban 

extensions to Bishop’s 

Stortford, Hertford, 

Sawbridgeworth and Ware, 

and to the east of Stevenage, 

east of Welwyn Garden City 

An HRA Report for 

the District Local 

Plan was published 

in 201634 

Epping Forest SAC 

is likely to be the 

most vulnerable 

and sensitive of 

the European sites 

to air quality 

issues. 

East Hertfordshire 

district is unlikely 

to make a 

significant 

contribution to 

regular 

recreational 

visitors in the 

SAC. However, 

due to the lack of 

a definitive study 

to inform the HRA 

it is considered 

appropriate that 

East Hertfordshire 

contribute to the 

delivery of 

additional visitor 

surveys as set out 

Change in water 

quality is the main 

pathway through 

which the Lee 

Valley SPA/Ramsar 

site could be 

adversely affected.  

Through discussion 

with East 

Hertfordshire 

council, Thames 

Water have 

confirmed that 

following modelling 

in late 2015/early 

2016 they are 

confident Rye 

Meads STW can 

accommodate the 

growth scenarios 

proposed beyond 

the life of the 

current plan to 

2036. As such, it is 

concluded that the 

Local Plan will not 

An adverse effect on 

the integrity of the 

Wormley 

Hoddesdonpark Woods 

SAC from increased 

recreational activity is 

not a high risk. It is not 

considered that there 

will be no LSEs either 

alone or in combination 

with other projects or 

plans. However, it is 

recommend that the 

Council make 

commitment to the 

delivery of strategic 

initiatives and 

objectives set out 

within the Site 

Improvement Plan.     

It was concluded that 

the Local Plan is not 

likely to give rise to 

LSEs either alone or in 

combination, so no AA is 

required, contingent 

upon the signature, 

adoption and 

implementation of the 

Epping Forest SAC 

Memorandum of 

Understanding as well as 

a commitment by the 

council to the delivery of 

identified strategic 

initiatives to manage 

recreation at Wormley 

Hoddesdonpark Woods 

as set out within the Site 

Improvement Plan. It is 

also recommended that 

consideration be made 

to the delivery of green 

infrastructure in line 

with NE’s ANG standard 

to ensure new 

                                                
34 AECOM (September 2016) East Hertfordshire Local Plan Habitats Regulations assessment 
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Local Plan Status HRA Status Epping Forest 

SAC 

Lee Valley 

SPA/Ramsar 

Wormley 

Hoddesdonpark 

Woods SAC 

Conclusions and other 

notes 

and in the Gilston Area.  

The plan aims to achieve a 

minimum of 10,800 

additional jobs in East Herts 

including 19-20 hectares of 

new employment land for 

B1/B2/B8 uses.  It also 

encourages an additional 

7,100m2 of convenience and 

5,700m2 of comparison retail 

floorspace. 

within the 

commitments of 

the Epping Forest 

SAC Memorandum 

of Understanding. 

The conclusion 

that the Local Plan 

will not result in 

LSEs either alone 

or in combination 

is subject to the 

signing, adoption 

and 

implementation of 

the Epping Forest 

SAC Memorandum 

of Understanding.  

result in a water 

quality effect on 

Lee Valley 

SPA/Ramsar site 

either alone or in 

combination with 

other projects and 

plans. 

 

development is self-

sufficient.   

Stevenage Borough Council 

Stevenage Borough Local 

Plan was adopted on 22nd 

May 2019.  

The Local Plan provides for at 

least 7,600 new homes 

within Stevenage Borough 

between 2011 and 2031. As 

of October 2015 around 2350 

homes had already been 

completed or granted 

planning permission, as such, 

An Appropriate 

Assessment 

Screening opinion 

was published in 

May 201635 

N/A Most wastewater in 

Stevenage is 

currently treated at 

a works called Rye 

Meads, which is 

inside the SPA. 

The Borough 

Council completed 

a review of the 

2009 Rye Meads 

Water Cycle 

N/A The supporting text of 

draft Policy SP5 was 

amended to include 

references to the need 

for continued 

engagement to ensure 

any new infrastructure 

at Rye Meads can be 

delivered without 

causing harm, the need 

to take a ‘safety first’ 

(precautionary) 

                                                
35 Stevenage Borough Council (May 2016) Stevenage Borough Local Plan 2011-2031.  Appropriate Assessment: Screening Opinion 
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Local Plan Status HRA Status Epping Forest 

SAC 

Lee Valley 

SPA/Ramsar 

Wormley 

Hoddesdonpark 

Woods SAC 

Conclusions and other 

notes 

a residual requirement of 

5,429 homes remain. 

Delivery of this requirement 

comprises 3,000 new homes 

in and around the Town 

Centre, 1,350 new homes in 

a new neighbourhood on 

undeveloped land to the west 

of the town within the 

Borough boundary and 1,350 

new homes to the north and 

south-east of the town on 

land removed from the Green 

Belt. 

The Local Plan provides for at 

least 143,500 m2 of new B-

class employment floorspace 

over the plan period from 

Allocated Sites for 

Employment Development.  

Work with Central 

Bedfordshire Council, North 

Hertfordshire District Council 

and Welwyn Hatfield Borough 

Council to ensure an 

appropriate level of 

employment provision within 

the wider A1(M) / A1 corridor 

over the plan period.   

Strategy in 2015, 

which looks at the 

number of homes 

being planned 

across a wider area 

and the capacity of 

water 

infrastructure to 

accommodate this. 

The study 

concludes that 

development 

targets are now 

substantially lower 

than when the 

original study was 

completed in 2009. 

It demonstrates 

that there should 

now be capacity at 

the Rye Meads 

Wastewater 

Treatment works to 

accommodate new 

development until 

at least 2026 with 

a reasonable 

chance that it can 

accommodate 

development until 

the end of the plan 

period in 2031. 

These findings are 

supported by 

approach to European 

sites, the possibility for 

increased recreational 

use of Rye Meads as a 

result of new 

development, and a co-

ordinated approach to 

site management, 

including the potential 

use of contributions 

secured through the 

plan to deliver this. 

Draft Policy IT3 requires 

significant development 

proposals to show how 

their infrastructure 

needs will be met. The 

supporting text of draft 

Policy IT3 was amended 

to reflect the 

precautionary approach 

of the Habitats Directive. 

It identifies that 

measures may be taken 

to stop development 

coming forward until 

necessary infrastructure 

is provided This 

screening report 

identifies the local plans 

of other authorities near 

the European Site. It 

concludes that there are 

safeguards in place that 
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Local Plan Status HRA Status Epping Forest 

SAC 

Lee Valley 

SPA/Ramsar 

Wormley 

Hoddesdonpark 

Woods SAC 

Conclusions and other 

notes 

Thames Water, 

who is responsible 

for the collection 

and treatment of 

wastewater at Rye 

Meads, and the 

Environment 

Agency, who are 

responsible for 

regulating water 

quality. 

 

will stop Stevenage’s 

plan having an adverse 

impact ‘in combination’ 

with these plans. 

The screening opinion 

concludes that, with the 

inclusion of the changes 

above, the local plan for 

Stevenage is not likely 

to have any LSEs on a 

European Site. 

Broxbourne Borough Council 

The Broxbourne Local Plan 

2018-2033 was submitted to 

the Secretary of State for 

independent examination on 

15th March 2018. 

The draft Local Plan provides 

for 7,700 new homes within 

the plan period. The delivery 

of these are centred around 

three strategic development 

locations, with 1,250 new 

homes within Brookfield 

Garden Village, a new mixed-

use urban village at 

Cheshunt Lakeside, including 

HRA Screening 

Report published 

December 

201636.Subsequently 

an Appropriate 

Assessment was 

published in March 

201837 

A public access 

associated LSE on 

Epping Forest 

SAC, caused by 

the Broxbourne 

Local Plan alone 

and in-

combination, has 

been objectively 

ruled out. 

It has been 

concluded that 

development 

proposed in the 

Broxbourne Local 

Development 

proposed in the 

Broxbourne Local 

Plan could 

potentially result in 

a significant 

increase in the 

number of visitors 

and dogs visiting 

the SPA. It is 

concluded that it is 

likely unfeasible to 

limit these effects. 

Therefore, the 

Council is 

committed to the 

It has been concluded 

that an LSE on 

Wormley 

Hoddesdonpark Woods 

SAC, caused by air 

pollution and/or 

recreational pressures 

resulting from 

development proposed 

in the Broxbourne Local 

Plan, either alone or in 

combination with other 

plans or projects, can 

be objectively ruled 

out. However it is 

recommended that the 

Contingent on the 

continued adoption and 

development of a viable 

and effective mitigation 

strategy through the 

Memorandum of 

Understanding, it is 

considered that an 

adverse effect on the 

integrity of Epping 

Forest SAC as a result of 

air pollution, caused by 

the Local Plan (alone 

and in-combination), will 

not occur. It is 

concluded on this basis 

                                                
36 Lepus (December 2016) Habitats Regulations Assessment of the Broxbourne Emerging Local Plan – HRA Screening Report  
37 Lepus (March 2018) Habitats Regulations Assessment of the Broxbourne Emerging Local Plan – Appropriate Assessment  
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SPA/Ramsar 

Wormley 

Hoddesdonpark 

Woods SAC 

Conclusions and other 

notes 

1,750 homes and 790 new 

homes at Rosedale Park.   

The draft Local Plan proposes 

between 6,000 and 7,000 net 

additional jobs by 2033, with 

the possibility of significantly 

more in the longer term. 

Plan, in the 

absence of 

mitigation, could 

potentially reduce 

air quality at 

Epping Forest SAC 

due to increases 

in traffic it will 

likely cause on 

roads within 

200m. 

. 

implementation of 

a mitigation 

strategy.  

Council commits to 

strategic initiatives 

identified in the SIP of 

the SAC, including 

further investigation 

into the impacts of 

atmospheric nitrogen 

deposition and 

lightweight monitoring 

of sensitive features of 

the SAC.  

that an LSE on Epping 

Forest SAC as a result of 

the Broxbourne Local 

Plan can be objectively 

ruled out at this stage. 

It is considered that an 

LSE on Lee Valley SPA, 

caused by development 

proposed in the Local 

Plan, can be objectively 

ruled out because of the 

Council’s adopted 

mitigation strategy.   

Epping Forest District Council 

The Epping Forest District 

Council Local Plan 2011-2033 

was submitted to the 

Secretary of State for 

examination in public on 21 

September 2018. 

The draft Local Plan provides 

for 11,400 new homes within 

the plan period.  

The Local Plan provides for 

23ha of new B-class 

employment floorspace over 

the plan period from 

Allocated Sites for 

Habitats Regulations 

Assessment 

Screening of Epping 

Forest District 

Council (Regulation 

19) Local Plan38 was 

submitted for 

examination January 

2019.  

Epping Forest SAC 

is under existing 

pressure as a 

result of 

recreation 

pressure and 

urbanisation. 

However, this has 

been recognised 

by the Council 

who are engaged 

in partners to 

produce a 

strategic 

mitigation 

strategy for 

Epping Forest 

District Council 

recognises that 

case-by-case 

decisions need to 

be made for 

individual planning 

applications. Policy 

DM2 sets out the 

requirement for 

any development 

likely to have LSEs 

to adequately 

demonstrate that 

measures are put 

in place to avoid or 

It is noted within the 

HRA that Natural 

England’s Site 

Improvement indicated 

that recreational 

pressure is not a 

current or future 

obstacle to achieving or 

maintaining favourable 

conservation status 

and preserving the 

integrity of the SAC. As 

such, there is no basis 

to conclude that such 

an increase would 

result in a LSE on the 

It is considered that with 

the delivery of the 

urbanisation/recreational 

pressure and air quality 

mitigation packages to 

which Epping Forest 

District Council is 

committed there will be 

no adverse effect on the 

integrity of any 

European sites including 

Epping Forest SAC. 

                                                
38 AECOM (January 2019) Habitats Regulations Assessment of Epping Forest District Council Local Plan  
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Conclusions and other 

notes 

Employment Development.  

   

Epping Forest SAC 

which has been 

reflected in Local 

Plan Policy. As 

such, it is 

considered that 

the strategies and 

policies in place, 

which include 

Epping Forest SAC 

Memorandum of 

Understanding 

and the Interim 

Mitigation 

Strategy,  provide 

an adequate 

framework to 

protect the SAC 

from LSEs as a 

result of new 

development, 

either alone or in 

combination with 

other plans and 

projects.  

The HRA sets out 

a detailed 

appropriate 

assessment of air 

quality at Epping 

Forest SAC. 

Concentration of 

both NOx and 

ammonia are of 

mitigate any 

potential adverse 

effects. It is 

considered that 

with such 

precautions in 

place there will be 

no recreational 

LSEs on Lee Valley 

SPA/Ramsar site, 

either alone or in 

combination with 

other plans and 

projects.  

Affinity Water’s 

current Water 

Resource 

Management Plan 

covers the period 

up to 2040 and 

states that an HRA 

of the WRMP has 

been undertaken. 

It was 

demonstrated  that 

there are sufficient 

alternative supply 

options to ensure 

that adverse 

effects on 

European sites can 

be avoided. As 

such, it can be 

concluded that 

SAC, either alone or in 

combination with other 

plans and projects.  
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Conclusions and other 

notes 

particular concern 

within the SAC 

with the critical 

level of 1% to be 

exceeded – with 

the majority of 

the emissions 

being attributable 

to Epping Forest 

District. The HRA 

concludes that the 

delivery of the 

planned mitigation 

as set out within 

the Report will 

ensure that no 

adverse effect on 

the integrity of 

the SAC will arise. 

However it is 

highlighted that 

air quality 

mitigation 

measures outlined 

in the Local Plan 

and modelled as 

DS5  need to be 

developed further 

as part of the air 

quality mitigation 

strategy.    

delivery of the 

Epping Forest Local 

Plan will not result 

in adverse effects 

on Lee Valley 

SPA/Ramsar site 

through excessive 

water drawdown, 

either alone or in 

combination with 

other plans and 

projects.  

Thames Water 

have confirmed in a 

Position Statement 

(June 2017) issued 

to Epping Forest 

District Council and 

other relevant 

authorities that 

following modelling 

in late 2015/early 

2016 they are 

confident Rye 

Meads WwTW can 

accommodate the 

growth scenarios 

proposed beyond 

the life of the 

current plan to 

2036. As such, it is 

concluded that the 

Local Plan will not 

result in a water 
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Conclusions and other 

notes 

quality effect on 

Lee Valley 

SPA/Ramsar site 

either alone or in 

combination with 

other projects and 

plans. 

 

St Albans District Council 

The St Albans District Local 

Plan 2020-2036 was 

submitted to the Secretary of 

State for examination in 

March 2019.   

The Local Plan provides for 

14,608 additional homes 

between 2020 and 2033.  

Provision is made for 55ha of 

employment development 

generating circa 10,000 new 

jobs. . 

The Development Strategy 

(Policy S2) identifies a series 

of “Broad Locations” for 

development to contribute to 

meeting housing, 

infrastructure and other 

development needs over the 

plan period. The urban areas 

HRA screening 

reported in 

Sustainability 

Appraisal. This was 

updated in 2018. 39 

N/A N/A N/A It is considered that it 

remains the case that 

the only European site 

that might be affected 

by the Local Plan is the 

Chilterns Beechwoods 

SAC.  

The Screening Update 

(2018) identified no 

LSEs and therefore did 

not proceed to AA. 

 

                                                
39TRL (September 2018) Habitats Regulation assessment Screening Update (updated 2019) 
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Conclusions and other 

notes 

of St Albans, Harpenden and 

London Colney are the main 

foci for new development. 

Hertsmere Borough Council 

The Local Plan 2012-2027 is 

formed of the Core Strategy, 

Site Allocations and 

Development Management 

(SADM) Policies Plan and 

Elstree Way Corridor Area 

Action Plan, which have all 

been adopted following 

independent examinations in 

public. 

The Hertsmere Core Strategy 

was adopted in January 

2013.The Site Allocations 

and Development 

Management Policies Plan 

was adopted in November 

2015. 

The Elstree Way Corridor 

Area Action Plan was adopted 

in July 2015.  

 

No HRA undertaken. 

 

N/A N/A N/A The need for HRA was 

considered during the 

preparation of the Core 

Strategy. This concluded 

that as there are no 

Natura 2000 sites in 

Hertsmere or within 

reasonable proximity to 

the Borough which could 

trigger an HRA, there 

was no requirement to 

undertake such an 

assessment of the Core 

Strategy. Similarly HRA 

of the SADMP was not 

considered necessary. 

London Borough of Waltham Forest 

The current Core Strategy 

was adopted 1 March 2012. 

HRA undertaken of 

Submission Core 

Urbanisation - 

additional 

development will 

Urbanisation effects 

–HRA concludes 

that SPA birds 

Recreational pressure - 

impacts unlikely to be 

significant given 

The HRA of the 

Submission Core 

Strategy was able to 
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Conclusions and other 

notes 

Consultation on the Waltham 

Forest Draft Local Plan 

(2020-2035) took place 

between Monday 22 July 

2019 and Monday 30 

September 2019. 27,000 

additional homes are 

proposed over the plan 

period, while 46,000 sqm  

are proposed for employment 

purposes. Key growth 

locations are Walthamstow 

Town Centre, Blackhorse 

Lane, Lea Bridge, Leyton, the 

North Circular and other key 

sites in the Borough.  

 

Strategy40 not materially 

affect the SAC 

above the 

baseline (i.e. 

urban areas in 

Waltham Forest 

are already in 

close proximity to 

the SAC). 

Recreation 

pressure - Epping 

Forest SSSI is 

contiguous with 

the SAC at 

Whipps Cross and 

east of Chingford 

and is already 

experiencing 

damaging visitor 

pressure impacts.  

Therefore, 

cumulative impact 

of further housing 

growth could 

impact upon the 

SAC together with 

air quality from 

traffic. 

Air quality – HRA 

concludes that the 

Waltham Forest 

already experience 

an urban 

environment in the 

Lee Valley within 

Waltham Forest.  A 

range of mitigating 

policies within the 

Core Strategy are 

provided.  The HRA 

recommends that 

detailed mitigation 

measures are 

specified at Area 

Action Plan level in 

relation to 

developments in 

close proximity to 

the SPA/Ramsar. 

Recreational 

pressure –

additional site 

visitors may lead to 

disturbance of 

designated bird 

species.  In 

particular proposals 

to allow access to 

parts of 

Walthamstow 

reservoir.  HRA 

concludes that a 

distance of this SAC 

from the borough and 

the location of nearby 

woodland sites which 

would be visited in 

preference (e.g. Epping 

Forest). 

conclude that significant 

effects are unlikely to 

occur on any European 

sites as a result of Core 

Strategy development, 

either alone or in 

combination with other 

plans and projects. 

                                                
40 URS Scott Wilson (2011). London Borough of Waltham Forest Local Development Framework: Submission Core Strategy – Habitat Regulations Assessment. Final Report. London Borough of Waltham 

Forest 
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Local Plan Status HRA Status Epping Forest 

SAC 

Lee Valley 

SPA/Ramsar 

Wormley 

Hoddesdonpark 

Woods SAC 

Conclusions and other 

notes 

Core Strategy 

does include an 

adequate policy 

framework to 

deliver measures 

to avoid or 

mitigate the 

adverse effects of 

development on 

Epping Forest 

SAC, provided 

that the 

effectiveness of 

measures is 

adequately 

monitored. 

comprehensive 

policy framework of 

measures to reduce 

this impact 

including green 

infrastructure 

provision is 

provided in the 

Core Strategy.  In 

addition, the Lee 

Valley Regional 

Park Authority has 

a detailed 

management 

strategy for 

recreation. 

Air quality impacts 

– many policies 

within the Core 

Strategy may lead 

to an increase in 

vehicles within 

200m of the 

SPA/Ramsar.  

However, a range 

of policies were 

identified which 

promote 

sustainable 

transport and 

provision of green 

infrastructure and 

therefore it was 

concluded that the 
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Local Plan Status HRA Status Epping Forest 

SAC 

Lee Valley 

SPA/Ramsar 

Wormley 

Hoddesdonpark 

Woods SAC 

Conclusions and other 

notes 

Core Strategy 

contained a 

comprehensive set 

of policies for 

maximising air 

quality within the 

Borough. 

Water quantity – a 

number of policies 

which will result in 

greater demand for 

water were 

identified.  

However, the HRA 

concluded that 

water resources 

are an issue which 

needs to be 

addressed beyond 

the council scale.  

As far as the 

Waltham Forest 

Core Strategy is 

concerned, the 

council has 

incorporated a 

comprehensive set 

of measures to 

drive water 

efficiency (e.g. 

design of new 

developments and 

high environmental 

standards for new 
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Local Plan Status HRA Status Epping Forest 

SAC 

Lee Valley 

SPA/Ramsar 

Wormley 

Hoddesdonpark 

Woods SAC 

Conclusions and other 

notes 

developments).    

London Borough of Enfield 

The current Core Strategy 

adopted in November 2010. 

A new Local Plan (2018-

2036) Consultation document 

was made available for 

preliminary consultation in 

December 2015 setting out 

the need to provide for 1,900 

new homes per annum. From  

December 2018 to  February 

2019 the Council consulted 

on the issues and options for 

the Local Plan. A ‘call for 

sites’ consultation was also 

carried out to identify future 

development sites.  

 

HRA of Core 

Strategy 

undertaken41. 

Air pollution 

impacts resulting 

from increased 

traffic volumes 

are possible.  HRA 

concludes that, a 

range of 

measures are 

contained within 

the Core Strategy 

such as focussing 

development in 

locations where 

sustainable 

transport is 

possible and 

London-wide 

measures such as 

Low Emissions 

Zones.  In 

addition, the 

Council’s Air 

Quality 

Management Plan 

includes regular 

monitoring of air 

quality and 

measures to 

Water quality and 

quantity – The HRA 

states that the 

Core Strategy 

includes a number 

of policies which 

promote water 

efficiency and high 

standards of 

environmental 

performance for 

new developments, 

green 

infrastructure 

provision and 

SUDS. 

Recreational 

pressure – the Lee 

Valley Regional 

Park Authority BAP 

and management 

plan both propose 

measures for 

dealing with 

increasing numbers 

of visitors. 

Policies 

Recreational impacts –

the HRA concludes that 

these are unlikely to be 

significant given 

distance of this SAC 

from the borough and 

the location of nearby 

woodland sites (e.g. 

Epping Forest). 

 

The 2009 AA screening 

undertaken for the Core 

Strategy concluded that 

none of the policies were 

likely to have any 

significant discernible 

adverse impact on 

European sites. 

Stage 2 (Appropriate 

Assessment and 

ascertaining the effect 

on site integrity) and 

Stage 3 (mitigation and 

alternative solutions) of 

the AA process were 

not, therefore, 

considered necessary. 

                                                
41Enfield Council (2009).Habitat Regulations Assessment: Appropriate Assessment Final Report for the Proposed Submission Core Strategy. Enfield Council. 
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Local Plan Status HRA Status Epping Forest 

SAC 

Lee Valley 

SPA/Ramsar 

Wormley 

Hoddesdonpark 

Woods SAC 

Conclusions and other 

notes 

improved air 

quality. 

Recreation 

pressure – the 

SSSI units 

experiencing 

recreational 

pressure are all 

distant from 

Enfield and it is 

unlikely that 

Enfield residents 

would visit these 

areas. 

Policies 

encouraging 

development in 

the Upper Lee 

Valley may result 

in impacts on the 

Lee Valley 

SPA/Ramsar. 

Therefore, AA will 

need to be 

undertaken of the 

Area Action Plans 

for these areas. 

encouraging 

development in the 

Upper Lee Valley 

may result in 

impacts on the Lee 

Valley SPA/Ramsar. 

Therefore, AA will 

need to be 

undertaken of the 

Area Action Plans 

for these areas. 

Hertfordshire County Council 
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Local Plan Status HRA Status Epping Forest 

SAC 

Lee Valley 

SPA/Ramsar 

Wormley 

Hoddesdonpark 

Woods SAC 

Conclusions and other 

notes 

The Waste Core Strategy and 

Development Management 

Policies Document for the 

period 2011-2026 for 

Hertfordshire was adopted in 

November 2012. 

On Waste Site Allocations 

Document was adopted in 

July 2014. 

HRAs of Core 

Strategy42 and Site 

Allocation plans 

undertaken43 

No LSEs 

identified.  

No LSEs identified. No effects identified 

from the plan alone.  

However, a small- 

potential for in-

combination effects 

was identified if Heavy 

Duty Vehicle (HDV) 

movements increase 

along the A10 which is 

within 200m of the 

SAC.  The HRA 

concluded that this 

would only be likely to 

occur if four such sites 

were developed for 

waste use at the same 

time.  It is 

acknowledged that not 

all of the Allocated 

waste sites will be 

required and there is 

some flexibility as to 

which ones are used.  

The HRA recommended 

that the County Council 

integrates monitoring 

into the 

implementation and 

monitoring section of 

the DPD to ensure 

Both plans were adopted 

on the basis of HRA 

conclusions that there 

would be no LSEs. 

                                                
42 LUC (December 2010) Hertfordshire Waste Development Framework Waste Core Strategy & Development Management Policies DPD Draft Submission version 2010 Habitats Regulations Assessment 

Screening Report.  Hertfordshire County Council. 
43LUC (2011) Hertfordshire Waste Development Framework Pre-Submission Site Allocation DPD: Habitat Regulations Assessment Report. Hertfordshire County Council  
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Local Plan Status HRA Status Epping Forest 

SAC 

Lee Valley 

SPA/Ramsar 

Wormley 

Hoddesdonpark 

Woods SAC 

Conclusions and other 

notes 

opening of waste sites 

in the eastern half of 

the county is phased to 

avoid air quality 

impacts on Wormley 

Hoddesdonpark Woods 

SAC. 

P
age 1277



 

 

 Welwyn Hatfield Local Plan Habitats Regulations Assessment 

Habitats Regulations Assessment 

88 LUC 

January 2020 

Appendix 4  

Previous Assessments and Consultation Comments on 

Water Issues 

Key consultation responses in relation to water issues 

 

Stage 1 HRA Report for the Welwyn Hatfield Local Development Framework (2010) 

1 Key consultation responses received in relation to the Stage 1 HRA Report for the Welwyn 

Hatfield Local Development Framework (2010) are outlined below.  

Table 6.1: Relevant consultation responses to Stage 1 HRA Report for the Welwyn 

Hatfield Local Development Framework (2010) 

Natural England: 

With regard to water resources, we would suggest that the most effective means of avoiding any 

such impacts would be to monitor the per capita water consumption (which is recorded by the 

water supply companies) and to introduce a clause into the relevant housing policy, such that the 

each successive tranche of new development would only be permitted to take place if the water 

efficiency savings laid out in the RSS Review policy WAT2 were being achieved.  The assumption 

that the growth in the number of households requiring water can be offset by the predicted water 

efficiency savings also underpinned the Water Cycle Study for the Rye Meads catchment area.   

Such an approach may also assist in addressing some of the water resources and flood risk issues 

by limiting any increase in the volume of wastewater requiring treatment, although it would not of 

course result in any reduction in the total nutrient load.   

Hertfordshire Biological Records Centre: 

The HRA is considered to be reasonable and sound. The standard approach has been followed and 

this has resulted in the conclusions as outlined.  

The plan will not directly impact on any European Site as none are wholly or partly within Welwyn 

Hatfield, apart from tiny fragments of Broxbourne Woods SAC. However generic examples of 

development impacts with the potential to combine with the effects of nearby plans or projects 

include; increased water abstraction due to increased usage for domestic water supply; and 

increased water pollution due to increased effluent discharges from sewage treatment works or 

from contaminated surface run-off. 

Given the extent of housing growth proposed in surrounding boroughs, however, the marginal 

impact of Welwyn Hatfield's Core Strategy alone may be elevated to significant levels in 

combination with other plans (8.5). 

For each of the three European sites, mitigation is likely to be feasible to avoid potential impacts, 

however, given the current policy wording in certain places uncertainty still remains as to the 

likely effectiveness of Mitigation (8.6). Before a conclusion of no significant effect may be reached 

we suggest that the potential issues arising are discussed with Natural England and the 

Environment Agency. 

There do not appear to be any reasons to dispute these conclusions. However further 

recommendations are given to ensure that broader issues, additional information and subsequent 

development plan documents maintain this position (8.6). 

 

HRA Report for the Welwyn Hatfield Emerging Core Strategy 2012 

2 Key consultation responses received from Natural England and the Environment Agency in 

relation to the HRA Report for the Emerging Core Strategy 2012 are provided below. 
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Table 6.2: Consultation responses in relation to water issues for the HRA Report of the 

Welwyn Hatfield Emerging Core Strategy (2012)  

Natural England: 

Natural England supports the HRA of the Emerging Core Strategy and considers the proposed 

safeguards as discussed below will be sufficient to minimise any adverse impacts that may arise 

as a result of the plan's proposals.  

Natural England acknowledges that the HRA has concluded that the potential impacts from the 

plan are unlikely to lead to significant effects on the European sites which were considered within 

10km of the Welwyn Hatfield boundary. However there is concern that the in combination effect 

with other plans from nearby boroughs may prove to be significant. 

Concurs with the recommendations for mitigating measures which will help to reduce the impact  

that the development proposed within the emerging core strategy may have on the European 

sites which are summarised as follows; Ensuring that Appropriate Assessment (HRA) on 

subsequent development plans is carried out; the need for water efficiency to be more fully 

reflected in the Emerging Core strategy; 

Natural England also agrees with the additional measures that the report suggests should be built 

into the Emerging Core Strategy. These include the monitoring of water efficiency/ resources to 

ensure there are no adverse impacts on the Lee Valley SPA/ Ramsar. 

Environment Agency: 

With regard to the pressure of abstraction on the [European] sites, we have undertaken an 

exercise to review all legal abstraction permissions that we are responsible for. This was to 

ascertain whether these permissions could be considered either individually and/or in combination 

to effect sites identified under the Habitats Directive Regulations.  Natural England have signed-

off these reports indicating that no further investigation work is required on these existing licence 

permissions. All new abstraction proposals are screened for their potential impact on these 

designated sites 

 

Summary of the 2012 HRA of Emerging Core Strategy 

 

Water quality 

3 The 2012 HRA drew attention to the Rye Mead Water Cycle Study (WCS)44 which concluded that: 

“Initial calculations have suggested that Rye Meads WwTW should be able to operate within its 

existing volumetric discharge consent limit past 2021. However, upgrades will be needed in this 

period to increase the existing treatment capacity of the works, to ensure the required chemical 

and biological standards of the discharge effluent are met. These upgrades, with appropriate 

measures, can be implemented without significantly impacting the adjacent Rye Meads nature 

reserve and the Lee Valley Special Protection Area. 

The requirement for an increased volumetric discharge consent at Rye Meads WwTW post 2021 

will be dependent on the development that actually occurs within the catchment. Local Authorities 

such as Stevenage, East Herts and Welwyn Hatfield can reduce the risk of this by developing 

outside of the catchment where possible.” 

4 This conclusion was based on the following assumptions for housing growth in the WCS: 

• Distribution of future development [the WCS was carried out pre-strategic allocations in the 

Emerging Core Strategy]: 

• Probable scenario – 50% of planned development will be delivered around Welwyn Garden 

City (and hence be treated by Rye Meads WwTW). 

                                                
44Hyder Consulting (2009).Stevenage Borough Council: Rye Meads Water Cycle Study Strategy – Detailed Study 

Report. 5003-BM01390-BMR-18 
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• Worst case/conservative scenario – 80% of planned development will be delivered in Welwyn 

Garden City and hence be treated at Rye Meads. 

• 2007 dwellings statistic used for potable water supply calculations which was 44,061 (24,985 

of which are approximately within the Rye Meads WwTW catchment area). 

• Housing allocation and trajectories from the East of England Regional Spatial Strategy (as of 

2007) were used to predict water demand. This allocation was for 10,000 homes to be built 

in Welwyn Hatfield between 2007 and 2021. 

• A range of detailed assumptions were used relating to water efficiency and occupancy rates 

of houses. 

5 The 2012 HRA identified the following questions as being of key importance in determining 

adverse effects as a result of over-loading of Rye Meads WwTW: 

• Are the assumptions used in the Rye Meads WCS appropriate to the housing allocations in 

the Emerging Core Strategy? 

• What proportion of housing growth is proposed within the Rye Meads WwTW catchment 

area? 

• If upgrade works are required to avoid impacts, how feasible and likely to occur are they? 

6 The 2012 reported that the allocation for 6,800 homes between 2011 and 2029 in Welwyn 

Hatfield (Policy CS 2: Meeting the Needs for Growth) is lower than the assumption used to 

calculate capacity of Rye Meads WwTW in the WCS. In addition, the assumption for housing 

growth used to calculate capacity at Rye Meads WwTW assumes that 10,000 homes will be 

delivered by 2021, whereas a significantly lower Emerging Core Strategy housing allocation is 

intended for 2029. In this respect, the WCS prediction may be regarded as a conservative 

assessment of sewerage capacity. However, it is also necessary to check whether the 

assumptions for other local authority areas discharging into Rye Meads WwTW are realistic to be 

confident in this assessment. 

7 On the second issue; the 2012 HRA report explained that the Rye Meads WwTW receives 

wastewater from the settlements of Digswell, Oaklands & Mardley Heath, Welwyn, Woolmer 

Green and the majority of Welwyn Garden City. Together these settlements accounted for 3,515 

(51%) of the total housing allocation for the Borough within the Emerging Core Strategy, which is 

in line with the probable scenario considered in the WCS. 

8 Referring to the third issue, the 2012 HRA confirmed that the Rye Meads WCS indicates that 

upgrades to Rye Meads WwTW to meet additional capacity generated by additional development 

is feasible. However, it will be critical that funding is made available by Ofwat to achieve the 

required upgrade work.  

Water Quantity 

9 The 2012 HRA drew attention to the JNCC standard data form for The Lee Valley SPA which 

states that problems associated with over-extraction of surface water for public supply, 

particularly during periods of drought, will be addressed through the Environment Agency review 

of consents procedures.  

10 Indeed, the Environment Agency confirmed in a consultation response that: 

“With regard to the pressure of abstraction on the [European] sites, we have undertaken an 

exercise to review all legal abstraction permissions that we are responsible for. This was to 

ascertain whether these permissions could be considered either individually and/or in combination 

to effect sites identified under the Habitats Directive Regulations.  Natural England have signed-

off these reports indicating that no further investigation work is required on these existing licence 

permissions. All new abstraction proposals are screened for their potential impact on these 

designated sites.” 

11 Natural England’s consultation response stated: 

“We would suggest that the most effective means of avoiding any such [water quantity] impacts 

would be to monitor the per capita water consumption (which is recorded by the water supply 

companies) and to introduce a clause into the relevant housing policy, such that the each 
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successive tranche of new development would only be permitted to take place if the water 

efficiency savings laid out in the RSS Review policy WAT2 were being achieved. The assumption 

that the growth in the number of households requiring water can be offset by the predicted water 

efficiency savings also underpinned the Water Cycle Study for the Rye Meads catchment area.  

Such an approach may also assist in addressing some of the water resources and flood risk issues 

by limiting any increase in the volume of wastewater requiring treatment, although it would not of 

course result in any reduction in the total nutrient load.” 

12 The findings of the Rye Meads WCS offered broad support for Natural England’s view.  The basic 

conclusion of the WCS was that water resources in the Rye Meads catchment area, (as judged by 

consultation with Thames Water Utilities Ltd and Three Valleys Water) will prevent a 

supply/demand deficit occurring prior to 2035. However, importantly, this is caveated by the 

need for an extensive demand management scheme and a range of other measures such as 

insisting on high water efficiency standards in new dwellings; retro-fitting existing dwellings; and 

water metering and variable water tariff rates. The aspiration of achieving ‘water neutrality’ is 

also noted as a desirable aspiration for safeguarding against uncertainties such as climate 

change. 

13 In terms of in-combination effects, the 2012 HRA reviewed the HRAs of the Core Strategies of a 

number of neighbouring districts to identify potential for water quality and quantity impacts on 

the Lee Valley SPA/Ramsar. The Rye Meads Water Cycle Study incorporated housing projections 

from the East of England Plan (now revoked) and in this respect in-combination impacts have 

been considered above. 

14 The 2012 study explained that the general consensus of the other HRAs was that water quantity 

and quality impacts are partly the responsibility of the water companies and of the Environment 

Agency which consents abstraction licences. Borough councils can only mitigate through their 

Core Strategies as far as driving high standards of water efficiency and use in new buildings and 

retrofitting existing building is concerned. 

Conclusion and recommendations of the 2012 HRA in respect of water quality/quantity 

15 The 2012 HRA conclude that water quality and quantity impacts resulting from the Emerging Core 

Strategy alone would not be likely to lead to significant effects on the Lee Valley SPA/Ramsar.  

However, it concluded that, in the absence of additional safeguards, given the extent of housing 

growth proposed in surrounding boroughs, the marginal impact of Welwyn Hatfield’s Core 

Strategy alone may be elevated to significant levels in combination with other plans. 

16 The following additional measures were recommended to enable a finding of no adverse effect on 

integrity: 

• Appropriate Assessment of subsequent development plan documents, in particular, Area 

Action Plans for BLG1 and BLG2 will need to be alert to ensuring proposals for green 

infrastructure and sustainable construction measures are rigorous. For example, they must 

clearly demonstrate how an appropriate level of water efficiency will be achieved. 

• Given that the conclusions of the Rye Meads WCS are heavily dependent on the need for 

increased water efficiency, this element needs to be more fully reflected in the Emerging 

Core Strategy before it is possible to rule out potential for significant impacts. 

• Natural England’s suggestion is for a clause requiring per capita water consumption (which is 

recorded by the water supply companies) to be monitored and each successive tranche of 

new development to be contingent on achieving a required level of efficiency. Another 

alternative is to ensure that successive tranches of development are only permitted once the 

water companies and Environment Agency have verified that additional water resources are 

in place, since the licensing of these resources are themselves subject to HRA by the 

Environment Agency. 

17 In addition to the above, it was recommended that development beyond the plan period (post 

2029) should not be undertaken unless proven water efficiency savings and/or sufficient water 

resources are in place to ensure that there are no significant adverse effects on the Lee Valley 

SPA/Ramsar. 
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