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1 Introduction 

1.1 Purpose of the assessment 

In October 2009, a Strategic Housing Land Availability Assessment (SHLAA) Phase 

1 – Urban Capacity was published by Welwyn Hatfield Borough Council. This 

assessed potential sites for housing development within settlements that are 

excluded from the Green Belt. The assessment considered the suitability, availability 

and achievability of sites for housing development and quantified their potential 

housing capacity 

This SHLAA Review has been undertaken in order reassess the findings of the 

SHLAA and, where necessary, update the information it contained. 

1.2 Study area context 

Figure 1 below displays the characteristics of Welwyn Hatfield borough. It 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. 

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

towns and Welwyn Garden City is one of two garden cities in the UK. There are also 

a number of smaller settlements, which are excluded from the Green Belt. 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.  

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 east coast 

mainline railway runs from London to the North East of England and Edinburgh. 

There are stations on this line in the borough at Brookmans Park, Welham Green, 

Hatfield, Welwyn Garden City and Welwyn North (located in the village of Digswell). 

Cuffley also has a station on the Hertford Loop Line which runs from London to 

Stevenage via Hertford North. 
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Figure 1: Welwyn Hatfield Borough 

1.3 Policy context 

1.3.1 National and Regional policy 

The SHLAA was published at a time when national planning policy was set out in a 

series of Planning Policy Statements (PPSs) and Guidance Notes (PPGs) and 

regional policy was set out in the Regional Strategy, the East of England Plan (May 

2008). 

Circumstances have changed significantly in the intervening period. The National 

Planning Policy Framework (NPPF) was published in March 2012, which replaced 

the majority of PPSs and PPGs. The Regional Strategy for the East of England 

(Revocation) Order 2012 came into force on 3rd January 2013 and formally revoked 
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the East of England Plan. Hence, there is no longer a regional tier of planning policy 

that covers Welwyn Hatfield. 

At the heart of the NPPF is the presumption in favour of sustainable development. It 

seeks to boost significantly the supply of housing and local planning authorities are 

required to identify a supply of ‘deliverable’ and ‘developable’ sites. There must be a 

continuous five-year supply of deliverable sites with an additional 5% buffer to allow 

for choice and competition in the market for land. Footnotes 11 and 12 on page 12 of 

the NPPF define ‘deliverable’ and ‘developable’ as follows: 

“To be considered deliverable, sites should be available now, offer a suitable 

location for development now, and be achievable with a realistic prospect that 

housing will be delivered on the site within five years and in particular that 

development of the site is viable. Sites with planning permission should be 

considered deliverable until permission expires, unless there is clear evidence that 

schemes will not be implemented within five years, for example they will not be 

viable, there is no longer a demand for the type of units or sites have long term 

phasing plans.” 

“To be considered developable, sites should be in a suitable location for 

housing development and there should be a reasonable prospect that the site is 

available and could be viably developed at the point envisaged.” 

These terms are referred to throughout the remainder of the assessment. 

Paragraph 159 of the NPPF states that “local planning authorities should...prepare a 

SHLAA to establish realistic assumptions about the availability, suitability and the 

likely economic viability of land to meet the identified need for housing over the plan 

period.” 

1.3.2 Local policy 

At the local level, the saved policies of the Welwyn Hatfield District Plan (April 2005) 

form part of the development plan. 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. 

The council is currently updating its local planning policy. From 12th November 2012 

to 31st January 2013, the council consulted on its Emerging Core Strategy and a 

number of related documents. The key points of relevance to the SHLAA Review are 

that the list of settlements excluded from the Green Belt remains the same and that 

Policy CS3: Settlement Strategy seeks to focus development on sites within these 

settlements, although some alterations to the Green Belt will be necessary to meet 

the need for housing over the plan period. 
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1.4 Background on economic viability 

The NPPF emphasises that local planning authorities must ensure that economic 

viability is given adequate weight when planning for future residential development. 

This section provides some background on economic viability in the borough, which 

has been used when undertaking the SHLAA Review and provides a context within 

which assessments on sites have been made. 

The SHLAA undertook a value mapping exercise in relation to average house price 

sales across the Borough. It generally demonstrated that values were highest in the 

western part of Welwyn Garden City, of a medium value in the areas at the north and 

south-east of the borough, and lowest in and around Hatfield and the eastern part of 

Welwyn Garden City. 

In October 2012, SHLAA Phase 2 – Sites Outside Urban Areas, was published. This 

included a similar value mapping exercise which showed one significant change. The 

areas at the north and south-east of the borough joined the western part of Welwyn 

Garden City in having the highest values. 

Economic viability has been considered in greater detail through a number of 

evidence base documents that the Council has prepared in order to inform the 

development of local planning policy. In July 2010, a Development Economics Study 

was published. This examined the economic viability of land for housing 

development in the area, with a particular focus on opportunities to deliver affordable 

housing. 

The study concluded by identifying two options for affordable housing targets: 

1. A two-way split between a lower target in the two towns and a higher target 

elsewhere; and 

 

2. A three-way split with a lower target in Hatfield, a medium target in Welwyn 

Garden City, and a higher target elsewhere. 

 

In basic terms, what the above generally demonstrates is that development has 

lowest economic viability in Hatfield, medium economic viability in Welwyn Garden 

City, and greatest economic viability elsewhere. This is largely due to varying 

average land values across these three areas. 

A Stage 1 Economic Viability Assessment in relation to the Community Infrastructure 

Levy (CIL) was prepared in December 2012. This tested whether CIL charges could 

be imposed in different parts of the borough without having a significant impact on 

economic viability, and at what levels the charge could be imposed. It found that CIL 

charges could be imposed across the majority of the borough, even at higher 

affordable housing targets. The main areas where this could have a significant 

impact on certain types of residential development were Hatfield and the eastern part 

of Welwyn Garden City.  
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2 Methodology 

To ensure consistency, the SHLAA Review applies the methodology used in the 

SHLAA. As such, the ten stage process, detailed in the Strategic Housing Land 

Availability Assessments - Practice Guidance (July 2007), has been generally 

followed and adapted in places for the SHLAA Review. Further details are outlined 

below. 

It should be noted that whilst the practice guidance is still valid, it will be replaced in 

due course by National Planning Practice Guidance which will support the NPPF. 

2.1.1 Planning the assessment 

Following the decision that a SHLAA Review would be undertaken, the first step was 

to identify the project team. It was felt that it was suitable for this to be made up of 

officers from the Council’s Planning Policy and Implementation Team, but for other 

specialists to be involved when necessary. 

The project team reviewed the ten stage methodology used in the SHLAA and 

determined how each of these would be undertaken for the SHLAA Review. This is 

discussed under the headings below. 

2.1.2 Determining which sources of sites will be included in the 

assessment   

For the SHLAA, a comprehensive audit of land in the Borough was undertaken in 

order to try and identify sites that might be suitable for residential development. This 

included: 

 Vacant and derelict land and buildings; 

 Surplus public sector land; 

 Land in non-residential use e.g. commercial buildings, car parks; and 

 Additional housing opportunities in established residential areas, such as 

under used garage blocks and backland development; 

This led to the creation of a database of potential sites which were then assessed to 

ascertain if they were suitable, available and achievable. All of these sites have been 

reviewed in the SHLAA Review and the database has been updated. 

Sites considered to be deliverable or developable in the SHLAA which have been 

completed (as at 31st March 2013) have been included purely for the purpose of 

providing an update on their status. 

New sites for assessment were identified via two sources: 

 Sites with planning permission for residential development (five or more 

dwellings gross) which have yet to be completed (as at 31st September 

2013); and 
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 New sites suggested for residential development since the SHLAA was 

published. 

Appendix 1 contains details on sites with planning permission for residential 

development (less than five dwellings gross) which have yet to be completed (as at 

31st September 2013). Because these are small sites which already have 

permission, it was not considered necessary to assess them in the SHLAA Review. 

However, they will make a small contribution towards achieving housing 

development targets and this is discussed further in the Results and Conclusion. 

2.1.3 Determining which areas will be surveyed 

In-line with the SHLAA, the SHLAA Review is focussed on sites within the 

boundaries of settlements excluded from the Green Belt. All sites have been given a 

reference number which relates to the electoral ward within which they fall, as 

follows: 

 

Table 1: Electoral Wards and Site Reference Prefixes 

 

Settlement Electoral Ward(s) Site Reference Prefix 

Brookmans Park Brookmans Park and Little 
Heath 

BPLH 

Cuffley Northaw and Cuffley No 

Digswell Welwyn East WE 

Hatfield 

Hatfield Central HC 

Hatfield East HE 

Hatfield South HS 

Hatfield Villages HV 

Hatfield West HW 

Little Heath Brookmans Park and Little 
Heath 

BPLH 

Oaklands and Mardley Heath  Welwyn East WE 

Welham Green Welham Green WG 

Welwyn Welwyn West WW 

Welwyn Garden City 

Haldens Hal 

Handside Han 

Hollybush Hol 

Howlands How 

Panshanger Pan 
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Peartree Pea 

Sherrards Sh 

Woolmer Green Welwyn East WE 

 

It should be noted that the electoral ward boundaries were amended in 2008. This 

led to the creation of Welwyn East, Welwyn West and Hatfield Villages, and the 

withdrawal of Welwyn North (WN), Welwyn South (WS) and Hatfield North (HN). 

Some boundary amendments were also made to retained wards in Hatfield. 

In the SHLAA, many sites were given a reference number prior to these boundary 

amendments. It was considered that altering these may create some confusion, so 

these sites have retained their previous reference number but are shown in their 

current ward. All new sites have been given a reference number based on the 

current ward boundaries. 

2.1.4 Desk top review of existing information and carrying out the 

survey 

Due to the SHLAA Review largely being a reassessment of previous information, it 

was found that the most useful way of undertaking it was to combine the desk-top 

review and survey tasks. Different methods of undertaking these tasks were used 

depending on the category of site, including: 

A. Reviewing information contained in the SHLAA; 

B. Obtaining and analysing planning application records; 

C. Obtaining and analysing Building Control records; 

D. Obtaining and analysing Council Tax records; 

E. Consulting the District Plan; 

F. Land Registry searches; 

G. Site surveys; 

H. Design analysis; 

I. Correspondence with landowners/developers; and 

J. Correspondence with Hertfordshire County Council Highways Development 

Management officers. 

Some of these tasks are routinely undertaken by the Council as part of its ongoing 

monitoring and, therefore, have been utilised for the SHLAA Review. In order to 

understand the status of valid planning permissions for residential development 

which have not yet been completed, in March each year, Council Tax and Building 

Control records are analysed and site surveys, where necessary, are undertaken to 

support this. 

For sites considered to be deliverable or developable in the SHLAA but have not yet 

been granted planning permission, landowners/developers are contacted by letter in 

July or August each year in order to get an update on their intentions for the site. 
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This task for 2013 monitoring was brought forward to May in order to coincide with 

this review. 

2.1.5 Estimating the housing potential of each site 

Assessing the suitability of sites 

The definition of suitability set out in paragraph 37 of the 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”.  

As with the SHLAA, an exercise was undertaken for new sites in order to ‘sift out’ 

sites considered to be unsuitable. Other categories of site had already been 

considered suitable by being allocated in the District Plan, assessed in the SHLAA or 

being granted planning permission. Sites considered to be unsuitable in the SHLAA 

were reviewed in order to ensure that the reasoning for this was still valid. 

Sites were sifted out if they contravened any of the criteria below and there was no 

evidence to suggest this could be overcome: 

 District Plan Policy Restrictions: 

o Sites located within designated employment areas in the District Plan 

should not be redeveloped for a non-employment use 

o Sites providing a leisure or community facility (including allotments) 

should not be redeveloped for an alternative use unless it is 

demonstrated that the facility is no longer needed or it can be relocated 

elsewhere 

o Sites designated as urban open land should not be developed for a use 

that undermines this designation 

o Sites 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, should not be developed for a use 

that undermines the designation 

 Design Constraints, particularly if the development of a site would be 

detrimental to the existing character and form of the settlement 

 Physical Constraints, including the shape of the site, topography, access and 

infrastructure 

 Environmental Constraints, such as contaminated land, noise and flood risk 

Estimates of site capacities 

The SHLAA used design analysis in order to formulate eight local residential 

development case studies each with two density scenarios. Scenario A was based 

on density policies in the District Plan and guidance in the Council’s Supplementary 

Design Guidance (February 2005). Scenario B was based on maximising density, 

which was an aim of national planning guidance at that time. 
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For each site assessed, an appropriate case study was chosen and applied in order 

to give two indicative densities. In general, the midpoint between these was chosen, 

unless there was evidence to suggest otherwise, for example, where planning 

permission had been granted and established the density. 

This approach has again been used in the SHLAA Review. 

The case studies used are summarised in the table below. For further details, please 

see the SHLAA and the ‘Design Exercises’ document (September 2009) that 

accompanied it. 

 

Table 2: Details of design analysis case studies 

 

Case Study 
Number 

Site Type Gross Site 
Area 

Location Indicative Densities 
(dwellings per hectare) 

Scenario A Scenario B 

1 Small tight 
urban infill 

0.21 Welwyn 
Garden City 

38 61 

2 Medium urban 
infill 

1.45 Welwyn 
Garden City 

37.5 80 

3 Medium/large 
urban infill 

2.50 Welwyn 
Garden City 

38 60 

4 Small urban 
infill (parking 
court) 

0.10 Welwyn 
Garden City 

30 90 

5 Small tight 
urban infill 

0.11 Welwyn 
Garden City 

30 60 

6 Small/medium 
urban infill 

0.41 Hatfield 30 70 

7 Large urban 
infill adjacent 
to the A1(M) 

2.00 Hatfield 33.5 52.5 

9 Small rural 
peripheral/infill 

0.18 Northaw 30 50 

* note that Case Study 8, which appears in the Design Exercises document, was not utilised for the 

SHLAA 

 

2.1.6 Assessing when and whether sites are likely to be developed 

In order to assess whether the sites are deliverable or developable, the shortlist of 

sites considered to be ‘suitable’ were assessed for ‘availability’ and ‘achievability’. 

Availability 
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The assessment of availability involved two elements, which are discussed below. 

Once again, any sites that were not considered to be available were sifted out. 

1. Legal and ownership issues 

Details regarding landownership were often already known due to being established 

in the SHLAA, subsequent monitoring, and details being submitted when planning 

permission was obtained or new sites were submitted. However, there were some 

sites from the SHLAA where ownership details were uncertain. In these cases, Land 

Registry searches were undertaken in order to investigate the situation.  

Paragraph 39 of the practice guidance outlines that there should be confidence that 

there are no are no legal or ownership problems such as multiple ownerships, 

ransom strips, tenancies or operational requirements of landowners. These were 

sometimes clear from the results of the Land Registry searches and in some cases, 

landowners/developers had provided this information. However, it has to be 

accepted that some issues may have been missed and will only become clear in the 

future. 

2. Landowner/Developer intention 

Paragraph 39 of the practice guidance considers that a site is available if “it is 

controlled by a housing developer who has expressed an intention to develop, or the 

land owner has expressed an intention to sell”. For sites considered to be deliverable 

or developable in the SHLAA (including sites allocated in the District Plan for 

residential development) which have yet to be granted planning permission, the 

annual letters to landowners/developers were utilised in order to understand their 

intentions and when sites were likely to become available and for development to be 

completed. The response from landowners/developers has proven to be quite 

inconsistent over the years. As a general rule, if three years have passed with no 

response, it was considered that the site can no longer be considered available 

because the landowner/developer is not actively promoting the site. 

Sites with planning permission that were yet to be completed were considered to be 

available now and in most cases it was considered that development would be 

completed in 0 – 5 years. This accords with footnote 11 on page 12 in the NPPF. 

For other sites, landowners/developers had, in some cases, provided extensive 

information on availability. Where this was not the case, the information was 

requested by letter or email. 

Achievability 

The final consideration was whether suitable and available sites will be achievable, 

which means that “there is a reasonable prospect that housing will be developed on 

the site at a particular point in time” (paragraph 40 of the practice guidance). Sites 

were sifted out if it was not considered that they met this requirement. 

The assessment involved a combined consideration of market, cost and delivery 

factors. It was also informed by the economic viability context in the borough, as 
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discussed earlier. The Practice Guidance gives some examples that might fall under 

market, cost and delivery factors: 

 Market factors – adjacent uses, economic viability of existing, proposed and 

alternative uses in terms of land values, attractiveness of the locality, level of 

potential market demand and projected rate of sales (particularly important for 

larger sites) 

 Cost factors – site preparation costs relating to any physical constraints, any 

exceptional works necessary, relevant planning standards or obligations, 

prospect of funding or investment to address identified constraints or assist 

development 

 Delivery factors – the developer’s own phasing, the realistic build-out rates on 

larger sites (including likely earliest and latest start and completion dates), 

whether there is a single developer or several developers offering different 

housing products, and the size and capacity of the developer. 

For sites with planning permission, this has generally been considered as an 

indication that the development is likely to economically viable, attractive to the 

market and that there will be demand. 

Where development has commenced, it has generally been considered that any 

constraints have been, or can be, overcome. 

Deliverability/Developability 

Following the identification of sites that are suitable, available and achievable, a 

conclusion was drawn based on all of these factors combined as to whether sites are 

‘deliverable’ in 0 - 5 years, or ‘developable in 6 - 10 years or 11 - 15 years. 

2.1.7 Review of the assessment 

Throughout the undertaking of the above stages, review meetings were undertaken 

by the project team in order to discuss findings and issues arising and determine any 

amendments that may be required. 

2.1.8 Identifying and assessing the housing potential of broad 

locations and determining the housing potential of windfalls 

(where justified) 

Due to this review relating specifically to urban capacity, sites outside of settlement 

boundaries were not relevant. They have been considered in detail in SHLAA Phase 

2 – Sites Outside Urban Areas. 

The Council considers that it is justified to include the potential of windfall 

development in meeting future housing need. This potential has been considered 

and determined in SHLAA Phase 3 – Determining the Potential for Housing Windfall 

(October 2012).  
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3 Results 

The results from the SHLAA Review are summarised in Tables 3 – 5 below, each of 

which is followed by a short commentary. Table 6 contains a summary of sites with 

planning permission for residential development (less than five dwellings gross) 

which have yet to be completed (as at 31st September 2013). 

It should be noted that all sites from the SHLAA have been included in the SHLAA 

Review results in order to provide an update on their status, despite the fact that 

some of these have now been sifted out due to being unsuitable or unavailable and 

some will no longer contribute to meeting housing development targets due to being 

completed. 

 

Table 3: Number of sites assessed by settlement and status 

 

Settlement Status of Sites Number of Sites 

Brookmans Park 

 Completed 2 

 Under Construction 0 

 Permission Granted 4 

 Deliverable 0 

 Developable 1 

 Unavailable 1 

 Unsuitable 0 

Total 8 

Cuffley 

 Completed 2 

 Under Construction 1 

 Permission Granted 1 

 Deliverable 0 

 Developable 1 

 Unavailable 2 

 Unsuitable 0 

Total 7 

Digswell 

 Completed 0 

 Under Construction 0 

 Permission Granted 0 

 Deliverable 0 

 Developable 0 

 Unavailable 2 

 Unsuitable 0 

Total 2 
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Hatfield 

 Completed 9 

 Under Construction 6 

 Permission Granted 10 

 Deliverable 8 

 Developable 2 

 Unavailable 7 

 Unsuitable 2 

Total 44 

Little Heath 

 Completed 1 

 Under Construction 0 

 Permission Granted 0 

 Deliverable 0 

 Developable 1 

 Unavailable 2 

 Unsuitable 0 

Total 4 

Oaklands and Mardley 
Heath 

 Completed 1 

 Under Construction 0 

 Permission Granted 0 

 Deliverable 2 

 Developable 0 

 Unavailable 0 

 Unsuitable 0 

Total 3 

Welham Green 

 Completed 0 

 Under Construction 0 

 Permission Granted 3 

 Deliverable 1 

 Developable 0 

 Unavailable 0 

 Unsuitable 0 

Total 4 

Welwyn 

 Completed 2 

 Under Construction 1 

 Permission Granted 2 

 Deliverable 0 

 Developable 1 

 Unavailable 3 

 Unsuitable 0 

Total 9 
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Welwyn Garden City 

 Completed 4 

 Under Construction 3 

 Permission Granted 8 

 Deliverable 10 

 Developable 5 

 Unavailable 6 

 Unsuitable 1 

Total 37 

Woolmer Green 

 Completed 0 

 Under Construction 0 

 Permission Granted 0 

 Deliverable 0 

 Developable 0 

 Unavailable 1 

 Unsuitable 0 

Total 1 

Totals 

 Completed 21 

 Under Construction 11 

 Permission Granted 28 

 Deliverable 21 

 Developable 11 

 Unavailable 24 

 Unsuitable 3 

Total 119 

 

As demonstrated in Table 3 above, a total of 119 sites have been included in the 

SHLAA Review. 81 of these are sites from the SHLAA, of which, 3 have been found 

to be unsuitable, 24 unavailable and 21 already completed. At the current time, these 

sites cannot be considered to contribute towards meeting housing development 

targets. This leaves 71 sites that are considered to contribute towards meeting 

housing development targets. None of these sites are in Digswell and Woolmer 

Green. 
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Table 4: Number of dwellings completed and remaining on sites assessed 

 

Settlement Net Number of 
Dwellings 
Completed 

Net Number of Dwellings Remaining 

With 
Permission 

Without 
Permission 

Total 

Brookmans Park 11 26 4 30 

Cuffley 5 22 6 28 

Digswell 0 0 0 0 

Hatfield 294 743 265 1008 

Little Heath 24 0 5 5 

Oaklands and 
Mardley Heath 

13 0 16 16 

Welham Green 0 22 1 23 

Welwyn 39 59 1 60 

Welwyn Garden 
City 

194 459 1254 1713 

Woolmer Green 0 0 0 0 

Total 580 1331 1552 2883 

 

From the 21 sites that have been completed and 11 sites that are under 

construction, a total of 580 dwellings have been completed. The vast majority of 

these (488 or 84%) have been in the towns of Hatfield and Welwyn Garden City. 

This trend is likely to continue in the future, with 2721 or 94% of the total remaining 

dwellings being in the towns. There are no remaining dwellings in Digswell and 

Woolmer Green. 

From the 11 sites that are under construction and 28 with permission granted, there 

are 1331 dwellings remaining to be completed, which is 46% of the total remaining. 

Hence, 54% (1552 dwellings) of the total remaining have yet to be granted 

permission. 
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Table 5: Deliverability/developability of remaining dwellings on sites assessed 

 

Settlement Deliverable in 
0 - 5 years 

Developable 
in 6 - 10 years 

Developable 
in 11 - 15 
years 

Total 

Brookmans 
Park 

26 4 0 30 

Cuffley 22 0 6 28 

Digswell 0 0 0 0 

Hatfield 937 71 0 1008 

Little Heath 0 5 0 5 

Oaklands and 
Mardley Heath 

16 0 0 16 

Welham Green 23 0 0 23 

Welwyn 59 1 0 60 

Welwyn 
Garden City 

1284 264 165 1713 

Woolmer 
Green 

0 0 0 0 

Total 2367 345 171 2883 

 

Table 5 breaks down the total remaining dwellings from Table 4 into three 

development phases. It shows that 82% (2367) are expected to be completed within 

5 years and will come from the 11 sites under construction, 28 with permission and 

21 deliverable sites. The remaining 18% (516) are expected to be completed in 6 – 

15 years from the 11 developable sites. In 4 of the 10 settlements, there are no 

remaining dwellings beyond five years. 
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Table 6: Net number of dwellings completed and remaining on small sites with 

planning permission 

 

Settlement Net Number of Dwellings 
Completed 

Net Number of Dwellings 
Remaining with 
Permission 

Brookmans Park 0 4 

Cuffley 0 10 

Digswell 0 7 

Hatfield 0 22 

Little Heath 0 1 

Oaklands and Mardley 
Heath 

0 8 

Welham Green 0 0 

Welwyn 0 10 

Welwyn Garden City 0 5 

Woolmer Green 0 0 

Total 0 67 

 

Appendix 1 shows that there are 69 small sites (less than five dwellings gross) with 

planning permission (as at 31st September 2013). These are sites that are not yet 

complete. 

As shown in Table 6 above, Hatfield has the largest number of remaining dwellings. 

Once again, Woolmer Green has no remaining dwellings. 

When combined with the sites assessed in the SHLAA Review, the inclusion of the 

small sites increases the total number of dwellings remaining to 2950. 

Because all of the small sites have permission, they are considered to be deliverable 

in 0 – 5 years (2013/14 – 2018/19). When combined with the sites assessed in the 

SHLAA Review, this increases the remaining number of dwellings to be in this phase 

to 2434. 
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4 Conclusion 

The results of the SHLAA Review indicate that there 71 sites within the boundaries 

of settlements in Welwyn Hatfield Borough that have been assessed and are 

considered to contribute towards meeting future housing development targets. In 

addition, there are 69 small sites with planning permission (as at 31st September 

2013) that will make a small contribution. 

It is predicted that the 71 sites will contribute 2883 dwellings and the 69 small sites 

will contribute 67 dwellings, making a total of 2950 dwellings. 

Of this 2950, it is predicted that 2434 (83%) are deliverable in 0 – 5 years, with 516 

(17%) developable in 6 – 15 years. This result is not unexpected as sites within 

settlement boundaries are often not identified as being available by landowners and 

developers over such long timescales and are brought forward for development quite 

rapidly once it is clear that a site is available.  

The SHLAA Review has identified a heavy reliance on sites within the towns of 

Hatfield and Welwyn Garden City contributing towards future housing development 

targets. This may lead to a situation where the main source of sites for residential 

development in the smaller settlements is unidentified windfall sites (see SHLAA 

Phase 3 for further details). 

4.1 Monitoring and future reviews 

The NPPF requires that a rolling 5 year land supply is identified annually, with an 

additional 5% buffer above the required housing target. This task is undertaken in 

the Annual Monitoring Report (AMR), published each December. The SHLAA 

Review will provide evidence towards the AMR. It is intended that SHLAA Phase 1 

will be reviewed on an annual basis in order to ensure that the Council has an up-to-

date source of information regarding sites for residential development and the AMR 

is able to calculate an accurate 5 year land supply. 

 

 


