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Executive Summary 
The Strategic Housing Land Availability Assessment Phase 2 – sites outside urban areas (SHLAA 
Phase 2) is a study which looks at potential of sites in Welwyn Hatfield’s Green Belt or 
safeguarded land for housing. This assessment quantifies potential supply and considers the 
suitability, availability and achievability of sites for housing, taking into account sustainability issues 
and physical constraints. The document should be read in conjunction with Phase 1 of the SHLAA, 
which looked for housing sites in urban areas and was completed in 2009. 

The SHLAA Phase 2 does not make judgements on which sites in the Green Belt should be 
developed.  Instead it simply identifies and assesses the potential for sites to be developed in order 
to provide an evidence base to inform future policy decisions in the Local Plan. 

Assessment process 

This SHLAA has been produced in accordance with government guidance and informed by 
consultation with key stakeholders, including the Home Builders Federation, parish councils and 
landowners and developers. Section 2 of this assessment provides background policy information 
to the study.  
 
Section 3 outlines the methodology used to complete the assessment. Desk-top study, survey 
work and consultation with landowners and developers identified a number of potential sites for 
housing development. These sites have been assessed in terms of suitability, availability and 
achievability.  
 

Suitability 

Three key policy or environmental constraints were identified as significant enough that sites 
should be considered as unsuitable for residential development immediately. This is identified as 
the phase 1 sieving process. Sites were considered unsuitable for the following reasons: 

 All of the site is designated as a wildlife or nature conservation site of national or local 
importance such as Sites of Special Scientific Interest, Local Nature Reserves and Wildlife Sites; 

 All of the site is designated within flood zone 3; 
 The site is not contiguous with an urban settlement boundary and a review of Green Belt 

boundaries in these locations would not represent an extension to a defined urban area. 
 

Following the phase 1 ‘sieving’ process, the suitability of the remaining sites was considered. This 
constitutes the phase 2 ‘sieving’ process.  Sites were considered unsuitable for the following 
reasons: 

 Development would undermine the purposes of Green Belt, such as through coalescence. 
 Poorly served by existing services and facilities and were of insufficient size to generate the 

capacity to provide a range of new services and facilities to support new and existing 
communities; 

 Would have an unacceptable impact on the local landscape; 
 Were poorly accessed. 

 Had physical constraints such as contamination or topography. 
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Availability 

To assess deliverability, the availability of the suitable sites was assessed, as outlined in Section 4. 
This process was informed by feedback from landowners and developers.  Sites are classed as 
unavailable if landowners informed us that sites are no longer available, or if sites previously 
known to the council are not currently being promoted therefore casting doubt over the availability 
of land and the deliverability of development.  Equally, if planning permission has recently been 
granted and sites are anticipated to come forward in advance of the Core Strategy being adopted, 
they are also viewed as unavailable. 

Achievability 

A site is considered achievable for development where there is a reasonable prospect that housing 
will be developed on the site at a particular point in time.  This is based on three factors: 

 Market factors – such as adjacent uses, attractiveness of location and level of potential market 
demand. 

 Cost factors- including site preparation costs, costs relating to physical constraints, planning 
related costs, and the likelihood of grant or other subsidy. 

 Delivery factors – including phasing and build out rates and the complexity of the ownership and 
partnership arrangements. 

Results 

The results of the Strategic Housing Land Availability Assessment (SHLAA) Phase 2 are set out in 
Section 5. Of the 103 sites assessed in this assessment, a large number of the sites (76) were 
dismissed as unsuitable, and of the 27 suitable sites a further 11 were removed as they were 
unavailable. Sixteen sites are considered suitable, available and achievable for development in the 
Green Belt or on safeguarded land. These sites adjoin Welwyn, Welwyn Garden City, Hatfield, 
Brookmans Park, Welham Green, Oaklands and Mardley Heath and Cuffley. During the 
assessment  

All remaining 16 sites were considered achievable but their deliverability varies due to ownership 
issues, development scale, developer intention, the presence of minerals and site issues (noise or 
contamination). As such the phasing estimates vary, with seven sites or 885 dwellings being 
classed as deliverable within 5 years. A further 8 sites could be developed within 15 years and one 
site (with a capacity for 1400 dwellings) is not considered developable until post 2029. 

The Strategic Housing Land Availability Assessment (SHLAA) will be monitored through the 
Annual Monitoring Report as part of the housing trajectory, along with the 5 year land supply. 
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1. Introduction 

Purpose of the study  
 

1.1 The Strategic Housing Land Availability Assessment Phase 2 – sites outside urban areas 
(SHLAA Phase 2) is a study which looks at the potential of sites in Welwyn Hatfield’s Green 
Belt and safeguarded land for housing. This assessment quantifies potential supply and 
considers the suitability, availability and achievability of sites for housing, taking into 
account sustainability issues and physical constraints.  

 
1.2 The study should be read in conjunction with Phase 1 of the SHLAA, which looked for 

housing sites in urban areas and was completed in 2009. At the time the Phase 1 
document was being produced a High Court judgement (20th May 2009) removed part of 
Policy LA3 from the East of England Plan. This had the effect of deleting the borough’s 
housing target from Policy H1, meaning that the figure of at least 10,000 net additional 
dwellings from 2001 to 2021 was omitted. As such it was not clear at the time if any land 
would need to be released from the Green Belt. Therefore it was decided at that time that 
Phase 1 of the SHLAA should deal solely with urban capacity. 
 

1.3 Since the SHLAA phase 1 was produced the government has announced its intention to 
abolish regional plans and the local planning authority is now tasked with the responsibility 
of setting housing targets that meet local requirements1. The anticipated growth in 
population, decreases in household size and an ageing society will mean that there will be 
a demand for more housing simply to meet the housing requirements arising from natural 
change within the existing population. Being located just to the north of London, the 
borough is accessible to an extensive jobs market and this helps to make it an attractive 
location for people to choose to live in. House prices and the need for affordable housing in 
the borough are high. 
 

1.4 In order to help inform the preparation of the Core Startegy and subsequent development 
plan documents, SHLAA Phase 2 has now been undertaken to identify potential sites 
outside the urban area. This includes sites within the Green Belt and land safeguarded for 
future development in the District Plan 2005. Together, the Phase 1 and 2 SHLAAs form an 
important piece of evidence when preparing development plan documents, both in 
informing appropriate targets for housing and in assessing which sites could be used to 
meet those targets once they are set. 
 

1.5 It is important to note that the SHLAA will not make judgements on which sites outside the 
urban areas should be developed.  Instead it simply identifies the potential for sites to be 
developed in order to provide an evidence base to inform future policy decisions. 

 

 

 

                                            
1 Department for Communities and Local Government (2012) National Planning Policy Framework. 
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Study area context 
Figure 1: Welwyn Hatfield Borough 

 

1.6 Welwyn Hatfield borough is located centrally within Hertfordshire and covers an area of 
approximately 130 square kilometres.  It is bordered by Hertsmere to the south west, 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. The 
Metropolitan Green Belt covers 79% of the borough, which is approximately 10,248 
hectares.  
 

1.7 The borough has two main towns, Welwyn Garden City and Hatfield. Both are new towns 
and Welwyn Garden City is only one of two garden cities in the country. There are also a 
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number of smaller settlements, which are excluded from the Green Belt with populations of 
between 966 and 42952.  They are Brookmans Park, Cuffley, Digswell, Little Heath, 
Oaklands and 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, all of which are located in the Green Belt.  
 

1.8 The borough has good rail and road links, with the A1 (M) passing through the borough 
north-south and connecting to the M25 to the south.  The main east coast railway line runs 
from London to the North East of England and Edinburgh 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

                                            
2 ONS Census, 2001. 
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2. Policy context 

National policy 
 

2.1 During the preparation of the Strategic Housing Land Availability Assessment (SHLAA) 
Phase 2 – sites outside urban areas, national planning policy was set out in a series of 
Planning Policy Statements (PPSs) and Guidance Notes (PPGs). Whilst the government 
published its draft National Planning Policy Framework (NPPF) in July 2011, followed by 
the final version of the NPPF in March 2012, PPSs and PPGs were still relevant 
considerations in the preparation of this document. 

2.2 Planning Policy Statement (PPS 3) Housing set out the national planning policy framework 
for delivering the government’s housing objectives. The document placed an emphasis on 
increasing the rate of housing supply in order to meet growing demand, and indicated that 
broad areas and specific sites should be identified to enable the continuous delivery of 
housing for 15 years from the date of adoption of the relevant Local Development 
Framework document. It required local planning authorities to undertake Strategic Housing 
Land Availability Assessments to assess the availability of suitable land for housing. 
Guidance on the process of carrying out these assessments is identified in Strategic 
Housing Land Availability Assessments: Practice Guidance (DCLG, August 2007).  

2.3 The publication of the National Planning Policy Framework (NPPF) in March 2012 has 
replaced PPS 3.  However, there remains an emphasis on sustainable development and 
the delivery of housing to meet local need.  Local planning authorities are required to 
identify a supply of deliverable (available within 5 years) and developable sites (available 
within 6- 15 years). There must be a continuous supply of deliverable sites with an 
additional 5% buffer, above the required housing target, to allow for choice and competition 
in the market for land.  

 
2.4 Green Belt policy in the NPPF is largely unchanged from the previous Planning Policy 

Guidance note 2 in respect of Green Belt boundaries, i.e. (paragraphs 83 and 84) they 
should only be altered in exceptional circumstances through the preparation or review of 
the Local Plan. Authorities should consider their intended permanence in the long term and 
account should be taken of the need to promote sustainable patterns of development, 
considering the consequences for sustainable development of channelling development 
towards urban areas.  

Regional policy 
 

2.5 The government intends to abolish Regional Spatial Strategies and the “top down” housing 
targets that these contain as it believes that these strategies have failed to deliver on the 
housing growth the country needs. In the future, local planning authorities will be 
responsible for establishing the right level of local housing provision in their area, identifying 
a long term supply of housing land.  

 
2.6 Until regional spatial strategies have been abolished they remain part of the development 

plan for an area. However, in the case of Welwyn Hatfield, its housing target, originally set 
out in the East of England Plan (2008), was quashed by the High Court in May 2009. In 
2010, the Council approved an interim housing target of 290 additional dwellings per 
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annum as a starting point for review until figures emerge through the process of producing 
the Core Strategy. This was the same target that was included in the draft East of England 
Plan > 2031. 

 

Local policy 
 
2.7   At the local level, the Welwyn Hatfield District Plan (2005) forms part of the development 

plan.  Policy GBSP 1 defines the Green Belt in the borough and Policy GBSP 2 sets out a 
list of ten settlements excluded from the Green Belt: Welwyn Garden City, Hatfield, 
Brookmans Park, Cuffley, Digswell, Little Heath, Oaklands and Mardley Heath, Welham 
Green, Welwyn and Woolmer Green. 

 
2.8 The council is currently updating its local planning policy. In 2009 the Issues and Options 

Core Strategy document was published for consultation, which sought (amongst other 
issues and options) comments relating to potential broad locations of growth in the Green 
Belt around the ten inset settlements.  Subsequently, in 2011 a housing targets consultation 
was undertaken to inform the setting of a local housing target.  

 
2.9 Technical work and feedback from consultation events will inform the development of the 

Emerging Core Strategy and consultation on potential housing sites. 
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3. Methodology 
3.1 To ensure consistency this study applies the methodology used in Strategic Housing Land 

Availability Assessment (SHLAA) Phase 1 (urban areas).  As such, the ten stage process, 
detailed in the Strategic Housing Land Availability Assessment Good Practice Guidance 
(2007), has been followed and is outlined below. Further overview of the study method is 
detailed in the SHLAA Phase 1 report. 

The ten stages 
 

1. Planning the assessment 

3.2 In 2007 the consultants Tribal worked with the council to refine the SHLAA methodology. A 
letter seeking comments on the proposed approach was originally sent out by the 
consultants to members of the Home Builders Federation Eastern Region membership 
database as well as parish councils and other agents, landowners and developers put 
forward by the council. The consultation approach also gave respondents the opportunity to 
suggest sites for inclusion in the study.  

3.3 Despite the Phase 1 SHLAA report focusing on urban capacity, the initial survey work 
surveyed and identified sites and broad locations within the Green Belt.  The East of 
England Plan was adopted in May 2008. This set a housing target for Welwyn Hatfield of 
10,000. In light of the limited supply of land for housing through the use of urban capacity, it 
was likely at that time, that some development would need to take place at locations which 
are currently outside existing urban areas, including land within the Green Belt. Sites 
identified through the phase 1 SHLAA were used to form the basis of the broad locations 
for growth around the two towns and inset villages consulted on in the Core Strategy Issues 
and Options in March 2009: 

 A: North East of Welwyn Garden City (PG33)  
 B: South-east of Welwyn Garden City (PG34)  
 C: North West of Hatfield (PG35) 
 D: West of the redeveloped part of Hatfield Aerodrome (PG36) 
 E: West of Ellenbrook and Roehyde (PG37) 
 F: South of Hatfield (PG38) 
 G: Welham Green (PG39) 
 H: Brookmans Park (PG40) 
 I: Cuffley (PG41) 
 J: South and north-west of Welwyn (PG42) 
 K: Oaklands and Mardley Heath (PG43) 
 L: North of Woolmer Green (PG44) 
 M: Little Heath (PG45) 
 N: Digswell (PG46)  

 

3.4 It was considered appropriate to use the same methodology for consistency in this phase 2 
SHLAA, which looks only at sites in the Green Belt and safeguarded land. The original 
survey work completed by Tribal formed the basis of the assessment and has been 
supplemented and updated using Core Strategy Issues and Options Consultation feedback 
on possible suitable sites and the identification of appropriate selection criteria. A number of 
alternative sites have been put forward during and after the consultation and have been 
incorporated into the SHLAA. 
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2. Determining which sources of sites will be included in the assessment   

3.5 The sources of sites that were included in this assessment were: 

 Sites in the planning process, e.g. unimplemented permissions, sites put forward during 
the previous Local Plan Inquiry; 

 Sites within the potential Broad Locations identified in the Core Strategy Issues and 
Options document; 

 Land in non-residential use, e.g. commercial buildings, car parks; 
 Potential housing opportunities in established residential areas (just beyond the 

settlement boundaries), such as backland development. 
 Sites put forward for development during the SHLAA call for Sites in 2007, the Issues 

and Options consultation and up until 31st August 2012. 

3.   Desk-top review of existing information 

3.6 Initial desk-top work completed by Tribal in 2007 identified a number of potential sites in the 
Green Belt from digital mapping and sites in the planning process, particularly those put 
forward at the previous Local Plan Inquiry. 

3.7 This work was reviewed and updated in 2011.  All sites promoted since the previous desk-
top review were added and mapped digitally. As an initial assessment, sites which were 
contrary to national policy and therefore not suitable for housing were removed. As such all 
those sites within flood zone 3 or allocated as a nationally designated site were excluded 
(see paragraph 3.13). As with SHLAA Phase 1, sites with an environmental designation 
(such as Local Nature Reserve, Wildlife Site) were also excluded because they require 
special protection due to environmentally valuable characteristics.  

3. Determining which areas will be surveyed 

3.8 Following the desk-top work in 2007, it was agreed that Tribal would undertake surveys of 
Green Belt land adjoining the two main towns and the larger villages inset from the green 
belt:  

 Welwyn Garden City 
 Hatfield 
 Woolmer Green 
 Oaklands and Mardley Heath  
 Welwyn 
 Digswell 
 Welham Green 
 Brookmans Park 
 Cuffley 

 Little Heath 

3.9 Tribal also looked for housing opportunities in smaller villages within the green belt such as 
Northaw, Essendon, Lemsford and Newgate Street. However, sites with an environmental 
designation, which require special protection due to environmentally valuable 
characteristics, were excluded from the survey.  

4. Carrying out the survey 

3.10 Tribal carried out a systematic analysis of the Green Belt areas including visits to each of 
the sites and areas identified from the desk review of mapping, together with a general 
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examination of other areas.  Subsequently site visits of alternative sites have also been 
undertaken to assess the housing potential. 

5. Estimating the housing potential of each site 

Assessing the suitability of sites 

3.11 The assessment of site suitability is consistent with the analysis in SHLAA Phase 1. The 
definition of suitability set out in the SHLAA practice guidance was used as a guideline for 
decision making- namely, a site that ‘offers a suitable location for development and would 
contribute to the creation of sustainable communities’. A set of criteria was developed by 
the consultants and council officers, which fed into the development of Q5 in the Core 
Strategy Issues and Options document 2009, setting out criteria for selecting broad 
locations. These criteria were subject to consultation and serve as a robust basis for 
assessing the suitability of sites in the Green Belt for housing. 

Figure 2:  Q5, Issues and Options Document, 2009 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

3.12 As a result of consultation, a number of additional issues were raised, including: 

 Need to protect heritage assets. 

Q5. A criteria-based approach to selecting broad locations 

We consider that we should prioritise the use of previously developed land in existing settlements in 

advance of the phased release of land from the Green Belt.  

However, once the supply of previously developed land has been exhausted we will then need to 

consider where new housing growth should go. We consider that our strategy for identifying sites 

from within urban areas, and for releasing land from the Green Belt should be based on a selection 

process taking into account the following matters: 

The capacity of utilities infrastructure – including gas, electricity, water supply and sewerage, or the 

potential to support new infrastructure; 

 The quality of agricultural land; 

 The presence of mineral reserves; 

 Topography – how steep or flat the land is; 

 Flood zones, flood storage areas and floodplains; 

 The need to protect natural resources, such as water and biodiversity;  

 Areas of protected green space and the historic landscape;  

 Landscapes that are very sensitive to change or where opportunities exist to improve 

damaged land; 

 Proximity to shops, jobs and services or the potential to provide new shops jobs and 

services; 

 The ability of the location to support and enhance any failing existing services; 

 How readily energy supplies can be drawn from decentralised energy supply systems 

based on renewable and low-carbon forms of energy supply; 

 Physical constraints such as access restrictions, contamination, and land stability. 
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 Whether sites are located in sustainable locations with the opportunity to access public 
transport, and to walk and cycle, so that communities can gain convenient access to 
jobs and the range of services and facilities that they need without an over reliance on 
car based journeys. 

 Matters that could affect deliverability such as certainty around availability, phasing, 
joint working between landowners and scheme viability, given the future need to 
provide for a mix of housing type and tenures including affordable housing and 
infrastructure requirements. 

 The likely impact of development on the purposes and essential characteristics of the 
Green Belt and the opportunity to enhance their beneficial use. 

 Consideration of the impact the scale of growth could have on existing settlements and 
strategic infrastructure requirements. 
 

3.13 Using these criteria, the suitability of each site was assessed.  As outlined above in 
paragraph 3.8, initially during the desk-top review of sites three key policy or environmental 
constraints were identified as significant enough that site should be considered as 
unsuitable for residential development immediately. This is identified as the phase 1 sieving 
process. 

Phase 1: sites were excluded as unsuitable for the following reasons:  

 All of the site is designated as a wildlife or nature conservation site of national or local 
importance such as Sites of Special Scientific Interest, Local Nature Reserves and 
Wildlife Sites; 

 All of the site is designated within flood zone 3; 

 The site is not contiguous with an urban settlement boundary and a review of Green 
Belt boundaries in these locations would not represent an extension to a defined urban 
area. 

 

3.14 The exclusion of sites that do not adjoin an inset settlement reflects guidance in the NPPF 
(2012) to take account of the need to promote the most sustainable pattern of development. 
Settlements inset from the Green Belt have better facilities and public transport links than 
the villages, hamlets and countryside within the Green Belt, which would be heavily reliant 
upon car based journeys to access the jobs, services and facilities that they need. 
Therefore, new housing adjoining these inset settlements represents a more sustainable 
pattern of development.    

3.15 Following the phase 1 ‘sieving’ process, the suitability of the remaining sites was 
considered by a multi-disciplinary team of officers. This constitutes the phase 2 ‘sieving’ 
process. Decisions were informed by the factors identified in figure 2 and based on 
common sense and professional judgement. Site visits were undertaken to help make 
decisions. 

Phase 2: sites were excluded as unsuitable for the following reasons: 

 Development would undermine the purposes of Green Belt, such as through 
coalescence. 

 Poorly served by existing services and facilities and were of insufficient size to generate 
the capacity to provide a range of new services and facilities to support new and 
existing communities; 

 Would have an unacceptable impact on the local landscape; 
 Were poorly accessed. 
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 Had physical constraints such as contamination or topography. 

3.16 At the end of this assessment stage, this left 25 sites, considered to be suitable for housing. 
A summary of all the suitable and unsuitable sites is listed in appendix 1.  Maps of the sites 
can be viewed in appendix 3. 

Estimates of site capacities 

3.17 All sites were subject to initial estimates of housing capacity were based on the following 
density criteria:  

 sites smaller than 2 hectares: 40 dph; 
 sites between 2 and 6 hectares: 30 dph;  
 sites larger than 6 hectares: 25 dph. 

3.18 This approach reflects the principle that in practice, the density of larger sites will be lower 
due to the need to provide roads, play space, schools, shops and other facilities. 
Accordingly, the gross housing density on larger sites tends to be lower than on small sites. 
Illustrative gross to net ratios for different sizes of site are set out in research carried out on 
behalf of the government by URBED and Llewellyn Davies3.  This shows that on sites over 
2 hectares, the gross density of housing development is typically 50 to 75% of the net 
density. To distinguish between sites just above 2 hectares and those much larger sites, 
the 75% threshold was applied for sites between 2 and 6 hectares and the mid-point 62.5% 
threshold was applied to sites over 6 hectares. Therefore, new housing at a net density of 
40 dwellings per hectare could typically result in a gross density of either 30 or 25 dwellings 
per hectare being achieved.   

3.19 However, in some cases an alternative density is proposed reflecting feedback from the 
landowner or developer or a constraint on part of the site that reduces capacity, such as 
topography or proximity to a noise source. 

6. Assessing when and whether sites are likely to be developed 

3.20 In order to assess whether the sites are deliverable and developable the shortlist of sites 
that passed the ‘suitability’ test were assessed for availability and achievability.  Most of the 
Green Belt sites had either come through the planning system via the Local Plan route or 
were promoted by developers/ landowners so information about current availability was 
relatively straightforward to obtain. Therefore, the assessment was informed by information 
from landowners and developers about site availability and deliverability. However, 
availability was not explored if sites failed the stage 1 suitability test.   

3.21 Those sites where owners responded that land was unavailable for development were 
judged to have immediately failed the availability test and were excluded from consideration 
at this stage.  Given the need to release land from the Green Belt before sites can be 
developed for housing, there needs to be complete certainty that the sites are available for 
development. A few of the smaller green belt sites, which had been sourced in the original 
survey by the consultant in 2007 (backland opportunities in housing areas or amenity space 
adjoining houses) were categorised as unavailable because they had never been promoted 
for development and delivery is therefore an issue.  

3.22 Those sites that were considered available were then rated as high, medium or low on the 
basis of ownership and developer intention. Appendices 1 and 2 provide information about 
the availability of each site.  

                                            
3 URBED and Llewellyn Davies (1999) Tapping the Potential Report 
http://www.urbed.coop/sites/default/files/Tapping%20the%20Potential%20Report.pdf 
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3.23 The final test of the SHLAA is whether or not sites are achievable.  An assessment was 
carried out, in accordance with the methodology in the Phase 1 SHLAA, based on three 
categories of market, cost and delivery. Based on the outcomes of these assessments, the 
sites were grouped into delivery phases and recommendations made as to overcoming 
barriers for development (see Appendix 2). 

7.  Review of the assessment 

3.24 A review of the assessment was carried out by the council following the main SHLAA work, 
to assess the capacity of housing that has been identified, and the timescales for the 
delivery of sites. 

8. Identifying and assessing the housing potential of broad locations 

3.25 As detailed above, Tribal used desk-top review and surveys to identify potential broad 
locations for growth adjoining the ten settlements inset from the Green Belt.  These were 
then published for consultation in the Issues and Options Core Strategy in 2009.  
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4. Assessing whether sites are developable        

and deliverable 
4.1 As mentioned above, a three phase approach was used to assess if a site was developable 

and deliverable. Suitability, availability and achievability tests were undertaken to make a 
final deliverability judgement. This chapter sets out in more detail the methodology for this 
process and the results are outlined in Section 5 – SHLAA Results.  Assessments of each 
site are set out in Appendices 2 and 3. 

Background research 
 
4.2 Given the changing economic circumstances since the urban Strategic Housing Land 

Availability Assessment (SHLAA) was completed in 2009, research was undertaken to 
provide more recent context on the current housing market.  The online database 
Hometrack was used to provide up-to-date house value data for the borough.  Hometrack is 
a housing intelligence system that gives the licensed user the ability to analyse the housing 
market and related information by accessing over 650 million lines of data with over 200 
graphs and tables of analysis.  For greater accuracy, a three year rolling average for each 
super-output area was identified in order to give a detailed understanding of housing 
markets in each locality. 

 4.3 Having established a value map (see Figure 3) across the borough we developed a clear 
understanding of those areas that were traditionally high value areas and those of lower 
value. 

 
4.4 The value map is a colour-coded map which illustrates the high, medium and low value 

areas within the study region. In order to colour code these areas it is necessary to first 
band the values into the relevant category. For clarity and consistency with the Urban 
SHLAA we have assumed the following value categories: 

 
 Low Value- £170,000 - £250,000 
 Medium Value - £250,000 - £350,000 
 High Value- £350,000 + 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 



17 
 

Figure 3: House value mapping by lower super-output area in Welwyn Hatfield (three year 
average). 

 

 
Source:  Hometrack, February 2012 

 
4.5 These are the bands that have been applied to this particular study area due to our 

assessment of the local market and recent sales values. In other parts of the country these 
price bands will differ. 
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4.6 However, as the suitable sites are greenfield or brownfield sites in non-residential use, 
adjoining urban areas, the value data for their super-ouput area can sometimes be 
misleading. If there is limited housing in these rural areas a few house sales from a village 
elsewhere in the area can skew the results and give an unrealistic estimate of the likely 
market value of the site. This is because the proposed housing site will become an 
extension of the settlement it adjoins and market values will be more closely related to the 
housing context of that settlement. Therefore, in these cases the recent house values of the 
adjoining super-output area in the settlement are used to estimate housing market value.  

 

Assessing suitability for housing 
 

4.7 As discussed previously in Section 3, a suitability assessment was undertaken, 
representing the initial filtering process, in assessing whether the sites are developable and 
deliverable. A number of factors were used in order to identify which sites were accepted 
(as suitable) or rejected (as unsuitable). Such considerations included; 

 Policy restrictions – such as designations, protected areas and existing planning policy; 
 Physical limitations – this includes factors such as access problems and flood risk; 
 Potential impact upon area – for example, adverse effects upon landscape features and 

the impact on the openness of the Green Belt. 

 

Assessing availability for housing 
 
4.8 Once suitable sites were identified the next process was to gauge the availability of sites.  

This involved two stages; firstly it was determined if sites were available and secondly all 
available sites were rated in terms of ownership issues and developer intention. The initial 
assessment of availability excluded those sites where consultation responses revealed a 
site was no longer available, where planning permission has recently been granted and 
sites which are currently not being promoted by developers.  In the urban SHLAA, sites not 
promoted for development were included but given a low deliverability rating. This is 
because past experience shows that sites that have been identified as having development 
potential for housing (or similar types of sites) may still come forward when market 
conditions are favourable ,even if they are not currently being promoted. However, in the 
context of SHLAA Phase 2, if sites need to be released from outside existing urban areas 
for housing as an exception to normal policies of restraint, there needs to be certainty that 
they are available for development.  Therefore it is not appropriate to include sites where 
there is no evidence that they are deliverable or if the evidence is weak or inconclusive. 

 
4.9 The second stage of the availability assessment involved two steps, rating the ownership or 

legal status of all the available sites and the developer intention. When considering 
ownership, a high rating has been given where all the owners of the site are known and 
cooperating together. In instances where the site is in multiple ownership or ownership is 
complex, a medium or low rating has been applied to reflect potential difficulties which may 
arise if that site were brought forward. Assessment of developer intention is based on 
responses to the consultation with landowners, developers and agents in 2011. From the 
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feedback, a low, medium or high rating was assigned depending on the anticipated 
timescales of development.  

 

Assessing achievability for housing 
 

4.10 Achievability is measured by the likelihood at a particular point in time that housing will be 
developed on a certain site. Essentially this is a test of the economic viability of the site, 
and can therefore be split into two parts – market assessment and cost assessment. As 
with the availability assessment, the market and cost assessments were given a high, 
medium or low rating. For the market assessment the optimum outcome was a rating of 
high, for the cost assessment the optimum outcome was low. For consistency the 
framework outlined below reflects the assessment used in the urban SHLAA, with relevant 
changes to take account of the context of the sites outside existing urban areas.  
 
Market Assessment 

 
4.11 Location and surroundings: 
 

 The house values of the adjoining residential area provided a baseline for the value 
rating applied to the site. 

 Higher values were given if sites had a good outlook and good access to local facilities 
and public transport. 

 Values are observed to be lower where there is a significant amount of local authority 
housing. 

 
4.12 Site specific factors: 
 

 Sites with overhead power cables were not generally given a high value rating due to 
the limiting effect on development height and the potential dampening effect on 
residential sale values of living close to overhead wires. 

 Lower values were often given if sites adjoined particularly noise-generating land uses, 
such as adjacent to a railway or motorway.  

 
Cost Assessment 

 
4.13 Site uses: 
 

 High costs were generally applied where there were industrial uses present on site, or 
where there was evidence to suggest there may have been in the past, due to the likely 
costs involved in remediating such sites to a residential standard. 

 Lower costs were generally applied to greenfield sites. 
 
4.14 Ownership: 
 

 Medium costs were generally given where there were active interests on site, which 
would require relocating or potentially compensating, or where there were a number of 
different likely property ownerships, which would need resources to assemble. In some 
cases where sites identified were large this was increased to a high cost rating. 
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4.15 Site-specific factors: 
 

 Sites with sloping profiles or uneven topography were generally given at least a medium 
cost rating due to the higher costs involved in either levelling or using construction 
equipment on uneven sites. 

 Sites with overhead power cabling were generally given at least a medium cost rating, if 
not high, due to the difficulties of using construction equipment under and around high 
voltage power lines. 

 Higher costs were also applied if there were access problems or flood attenuation 
issues. 

 Medium costs were applied if a noise bund was required to attenuate noise impact. 

 
 

Overall deliverability assessment and phasing 
 
4.16 Suitability, availability and achievability tests provided the information for the overall 

judgement as to whether the site was considered deliverable, developable or not currently 
developable for housing. 

 
4.17 Of the deliverable sites, the high, medium or low rankings were used to identify phasing. 

The phasing was grouped into 0-5, 6-10, 11-15 or 15+ time periods. In order to calculate 
the capacity for each site the criteria used in Section 3 provided a baseline for estimated 
capacity.  However, this was also subject to officer judgement reflecting the likely estimate 
of out-turn by developers and site specific factors which could reduce capacity. 

 
4.18  For SHLAA Phase 1, design case studies were used to explore the potential of the built-up 

areas though indicative design solutions to maximise capacity.  However, given the rural 
location of the sites in this assessment, there were not the same opportunities to maximise 
density as for the urban sites so design case studies were not used.  
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5. SHLAA Results 
5.1 A total of 103 possible Green Belt or safeguarded sites have been identified in the Strategic 

Housing Land Availability Assessment (SHLAA). These are distributed across the borough 
as illustrated in table 1.  
Table 1: Distribution of all Phase 2 SHLAA sites 

Settlement Number of sites 

Brookmans Park 17 

Cuffley 8 

Digswell 1 

Essendon 4 

Hatfield 10 

Little Heath 2 

Northaw 10 

Oaklands and Mardley Heath 7 

Stanborough and Lemsford 14 

Welham Green 10 

Welwyn 9 

Welwyn Garden City 6 

Woolmer Green 5 

Total 103 

 

Suitability 
 

5.2 Of the 103 possible sites, 27 have been assessed as suitable.  The remaining 76 were 
dismissed at sieving stages 1 or 2 for failing the suitability criteria outlined in section 3. 
Maps of all the sites are available in appendix 3. 

5.3 Table 2 identifies the distribution of the suitable sites. The number of Green Belt sites 
adjoining each settlement is not particularly high, between two and four, but the size of sites 
varies considerably.  The largest sites are around Hatfield and Welwyn Garden City, whilst 
the village sites tend to be smaller.  

5.4 Sites in the parish of Essendon, Northaw and Stanborough and Lemsford are not 
contiguous with urban boundaries so have all been dismissed as unsuitable.  Details of the 
suitability assessment for each site are outlined in appendix 1. 
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Table 2: Distribution of suitable sites 

Settlement  Suitable sites Hectares (ha) 

Brookmans Park 4 20.9 

Cuffley 2 8.8 

Digswell 0  

Essendon 0  

Hatfield 3 194.2 

Little Heath 2 5.0 

Oaklands and Mardley Heath 5 3.2 

Northaw 0  

Stanborough and Lemsford 0  

Welham Green 4 8.0 

Welwyn 3 13.9 

Welwyn Garden City 2 42.2 

Woolmer Green 2 0.3 

Total 27 296.5 

 

Availability 
 

5.5 As highlighted in table 3, only 16 of the 27 suitable sites are available for development. Of 
the 11 unavailable sites, 2 have planning permission for development and are likely to 
come forward before the Core Strategy is adopted and 9 have not been promoted by 
developers and there is no evidence that they could be delivered.  

5.6 The 16 suitable and available sites amount to a total area of hectares and are distributed 
across seven settlements. Most of the total area (nearly 70%) is made up of the Broad 
Location North of Hatfield.  Most of the sites are greenfield land, four of the sites include 
buildings/ structures and greenfield land and a motor vehicle repair site, a pumping station 
and a Major Developed Site in the Green Belt near Welwyn are the three brownfield sites.  
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Table 3: Summary of the available sites  

Settlement or 
parish 

Suitable 
sites 

Available 
sites 

Hectares 
of 

available 
sites 
(ha) 

Greenfield Brownfield Both 

Brookmans 
Park 

4 1 12.1 1  
 

Cuffley 2 2 8.8 2   

Hatfield 3 3 194.2 3   

Little Heath 2 0 0.0    

Oaklands and 
Mardley Heath 

5 2 2.1 1 
 

1 

Welham Green 4 3 7.2 1 1 1 

Welwyn 3 3 13.9  2 1 

Welwyn 
Garden City 

2 2 42.2 1  1 

Woolmer 
Green 2 

0 0.0    

Total 27 16 280.5 9 3 4 

 

Table 4: Summary of the rating assessments of available sites 

 Legal / Ownership 
Assessment* 

Developer Intentions* 

 High Medium Low High Medium Low 

Total 11 4 1 11 5 0 

percentage 69% 25% 6% 69% 31% 0% 

* A high rating indicates no known legal or ownership issues and a stated intention to develop the site for 

housing 

5.7 Table 4 shows that 69% of the sites achieve a high rating in terms of ownership; this is 
generally because they are in single ownership or all owners are committed to 
development. Nearly a third of sites are rated as medium as it is not clear where two key 
landowners are involved that they are cooperating with each other or if the intention to 
develop the site for housing is less than certain.  The one low rated site has multiple 
owners and not all have promoted the site for development.  

5.8 All of the sites are rated high and medium in terms of developer intention because there is 
evidence that a large proportion of the sites are owned or controlled by landowners or 
developers who are intending to sell or develop the site for housing. However, sites 
promoted by a part-owner have been rated as a medium to reflect the potential added 
complexity.  
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Achievability  
 

5.9 A site is considered achievable for development, where there is a reasonable prospect that 
housing will be developed on the site at a particular point in time.  This is based on three 
factors: 

 Market factors – such as adjacent uses, attractiveness of location and level of potential 
market demand. 

 Cost factors- including site preparation costs, costs relating to physical constraints, 
planning related costs, and the likelihood of grant or other subsidy. 

 Delivery factors – including phasing and build out rates and the complexity of the 
ownership and partnership arrangements. 

5.10 It is important to note that this assessment has been carried out in the summer of 2012 and 
reflects current economic and market conditions. Any changes in the economic situation 
should be a factor in monitoring and updating of SHLAA information. 

5.11 Table 5 shows that most of the 16 sites (62%) fall into the medium cost category, whilst 4 
sites are classified as high cost and 2 sites are identified as low cost.  In general, cost is not 
likely to be a constraining factor on development but economic viability can be affected by 
any changes to the housing market. 

5.12 The lack of low cost sites may seem surprising given the large number of greenfield sites, 
but issues such as presence of overhead cables, uneven topography and the need to build 
noise bunds are all likely to increase costs.  Three of the sites rated as high cost are 
previously developed land with buildings and structures that need to be removed, and 
contamination is likely to be a problem in one case. On the other high cost site, problems 
with access and flood attenuation increase costs.  

Table 5: Cost Assessment 

 Cost Assessment 
 High Medium Low 

Total 4 10 2 

percentage 25% 62% 13% 

 

Table 6: Market Assessment 

 Market Assessment 

 High Medium Low 

Total 6 5 5 

percentage 38% 31% 31% 

 

5.13 As illustrated by figure 3 above, the housing market varies across the borough, but is 
lowest in Hatfield, parts of Welwyn Garden City and Welham Green. Most of the villages 
and surrounding areas tend to be very high value. Table 6 shows that most of the sites are 
rated as either high or medium in terms of their market assessment indicating they have a 
reasonable economic viability and level of market demand. The market value was 
sometimes reduced by noisy neighbouring uses or the presence of overhead wires.  
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5.14 The sites rated as low were all in areas of lower value housing and tend to be adjacent to 
particularly noise-generating land uses.  

Table 7: Delivery Assessment 

 Delivery Assessment 

 High Medium Low 

Total 7 5 4 

percentage 44% 31% 25% 

 

5.15 Taking into account ownership issues, developer intention, cost issues, site issues (noise 
and contamination), development scale and build out rates, an assessment of delivery has 
been made for each site. Table 7 illustrates that the majority of sites (75%) fall into the high 
and medium categories in terms of the delivery assessment. This indicates that the factors 
relating to delivery will not constrain the development of the SHLAA sites. The delivery 
assessment of the large sites was slightly reduced due to the need to produce Area Action 
Plans to guide their development.  Equally, for sites where there is no evidence that all 
owners are cooperating with each other the delivery score has been reduced.  

5.16 Four sites have been assessed as low delivery. Development would be delayed on one site 
due to the need to extract strategic mineral reserves first and issues about the delivery of a 
county park. Three small sites adjacent to the A1 (M) were rated as low due to considerable 
concerns about noise, the impacts of which would need to be mitigated.  

Overall Deliverability and Phasing 
 

5.17 Following the achievability tests, all 16 sites are considered developable for housing. 
Tables 8 and 9 show the overall phasing estimates for the final sites, presented by 
settlement. 

 

Table 8: Phasing estimates of the sites outside urban areas 

Settlement  0-5 
years 

6-10 
years 

11-15 
years 

15 years 
+ 

Brookmans 
Park 

1    

Cuffley 2    

Hatfield 1 1  1 

Oaklands and 
Mardley Heath 

  2  

Welham Green  3   

Welwyn 2  1  

Welwyn 
Garden City 

1 1   

Total 7 5 3 1 

 

 

 



26 
 

Table 9: Phasing estimates of the sites outside urban areas by dwelling capacity 

Settlement  0-5 
years 

6-10 
years 

11-15 
years 

15 years 
+ 

Total 

Brookmans 
Park 

230    230 

Cuffley 150     

Hatfield 115 2000  1400 3515 

Oaklands and 
Mardley Heath 

  23  20 

Welham Green  210   210 

Welwyn 190  20  210 

Welwyn 
Garden City 

200 700   900 

Total 885 2910 43 1400  

 

5.18 Nearly 45% of the sites can be delivered in the first five years, although this only accounts 
for 17% of the housing capacity of the SHLAA Phase 2 sites. Over 55% of the Green Belt 
site capacity is estimated to be developable between six and 15 years and finally 27% of 
dwelling capacity could come forward after 15 years.  

5.19 The main settlements Welwyn Garden City and Hatfield have the largest housing capacity 
outside the existing urban area.  All the villages listed in table 9 have a similar level of 
capacity as each other, with the exception of Oaklands and Mardley Heath where capacity 
is very limited.   

5.20 Combined with urban capacity, capacity on sites in the Green Belt and safeguarded land 
could contribute to the rolling 5 year supply of deliverable sites and the additional 5% of 
capacity that councils are required to demonstrate by the National Planning Policy 
Framework (NPPF), 2012 should the council decide that an exceptional case exists to 
review Green Belt boundaries. 
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6. Monitoring 
6.1 The National Planning Policy Framework (2012) requires that a rolling 5 year land supply is 

identified annually, with an additional 5% buffer above the required housing target.  

6.2 The Phase 2 Strategic Housing Land Availability Assessment (SHLAA) will be monitored in 
the Annual Monitoring Report as part of the housing trajectory, along with the 5 year land 
supply.  
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7. Conclusion 
7.1 The results of the Phase 2 Strategic Housing Land Availability Assessment (SHLAA) 

indicate that of the 103 sites assessed in this process, 16 are considered suitable, available 
and achievable for development in the Green Belt or on safeguarded land. These sites 
adjoin Welwyn, Welwyn Garden City, Hatfield, Brookmans Park, Welham Green, Oaklands 
and Mardley Heath and Cuffley.  

7.2 During the assessment a large number of the sites (76) were dismissed as unsuitable, and 
of the 27 remaining sites a further 11 were dismissed as they were unavailable.   

7.3 All remaining 16 sites were considered achievable but their deliverability varies due to 
ownership issues, development scale, developer intention, the presence of minerals and 
site issues (noise or contamination). As such the phasing estimates vary, with seven sites 
or 885 dwellings being classed as deliverable within 5 years. A further 8 sites are classed 
as developable within 15 years and one site (with a capacity for 1400 dwellings) is not 
considered developable until post 2029. 

7.4 The SHLAA is an evidence study that is designed to estimate the ability of sites in Welwyn 
Hatfield to deliver new housing development over the next 15 years and beyond. It does not 
form planning policy for the district and sites in the Green Belt or safeguarded land will 
need to be allocated in the Area Action Plans or Site Allocations Development Plan 
Document in order to come forward for housing development should this form part of the 
strategy for housing growth in the borough. Therefore, sites identified as suitable in the 
SHLAA will not necessarily be taken forward in planning policy documents.  Any comments 
made in relation to particular sites do not constitute a planning brief or formal planning 
advice. Equally, further sites may be brought to the council’s attention as the Local Plan 
progresses. Failure to be identified in this document will not preclude such sites from being 
considered for housing allocation or development. 

 
  7.5 This document should be read in conjunction with the Phase 1 Urban SHLAA and updated 

annually. The sites will be monitored through the Annual Monitoring Report and form part of 
the rolling five year land supply.  
 

 

 


