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GYPSY AND TRAVELLERS - LAND AVAILABILITY ASSESSMENT 

1. EXECUTIVE SUMMARY 

1.1 The Gypsy and Traveller Land Availability Assessment (GTLAA), examines the 
suitability, availability and achievability of sites for Gypsy and Traveller development 
within Welwyn Hatfield. 

1.2 The methodology used to assess sites reflects that set out in the Background Paper 
that accompanied a Call for Sites event, which took place between 7th March and 
18th April 2013. It takes a sequential approach to determining if a site is potentially 
suitable to be allocated for Gypsy and Traveller development.  

1.3  The assessment provides an evidence base to inform future policy decisions in the 
Local Plan. The identification of a site in this assessment does not necessarily mean 
that it will be allocated for development in the Local Plan.  

2. POLICY FRAMEWORK 

2.1 The National Planning Policy Framework (50) requires local planning authorities to 
create sustainable, inclusive and mixed communities and to plan for a mix of housing 
based on current and future demographic trends, market trends and the needs of 
different groups in the community. 

2.2 National planning policy for traveller sites requires local planning authorities to assess 
the need for traveller sites and to develop fair and effective strategies to meet the 
likely need for permanent and transit pitches through the identification of sites. 
Planning authorities should plan over a reasonable timescale, promoting private sites 
but recognising that not all travellers can afford to provide their own sites. Plan making 
and decision taking should protect local amenity and the environment and aim to 
reduce the number of unauthorised developments and encampments and make 
enforcement more effective. 

2.3 Welwyn Hatfield Borough Council is currently preparing a new Local Plan which will 
replace the Welwyn Hatfield District Plan 2005 and guide the future planning of the 
borough to 2031. The Local Plan will contain a set of strategic policies together with 
site allocations and development management policies. 

2.4 In 2012, the council published the report of the Welwyn Hatfield Gypsy and Traveller 
and Travelling Showpeople Accommodation Assessment (G&T&TSAA) which was 
carried out in 2011. This identified a need for 25 additional Gypsy and Traveller 
pitches by 2016. The assessment also identified a potential need for a further 29 
pitches between 2016 and 2026 to meet future needs arising from demographic 
growth. The need for pitch provision will be reviewed in 2016 as part of the update of 
the accommodation assessment in accordance with the council’s Housing and 
Homelessness Strategy 2013-2018 Joint Action Plan.  
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2.5 No need was identified at the time of the most recent G&T&TSAA for additional plots 
for Travelling Showpeople. The accommodation needs of Travelling Showpeople will 
be reviewed in future needs assessments. 

2.7 The Emerging Core Strategy, which was published for consultation between 12th 
November 2012 and 31st January 2013, made provision in Policy CS7 (Type and Mix 
of Housing), for additional Gypsy and Traveller pitch provision to be made in line with 
the council’s latest assessment of need. The Emerging Core Strategy also set out a 
requirement (in policies CS15 and CS18) that provision should be made for Gypsy 
and Traveller pitches within areas identified as broad locations for growth. 

2.8 In order to evaluate whether sufficient sites exist to accommodate the need for 
additional Gypsies and Traveller development in the borough, the Council has carried 
out a Gypsy and Traveller Land Availability Assessment. This considers whether 
potential sites would be suitable, available and deliverable so that an informed 
decision can be made on sites to be allocated in the Local Plan. 

3. CALL FOR SITES 
3.1 A Call for Sites was held between 7th March and 18th April 2013. Letters were sent to 

those registered as landowners/developers on the council’s Local Plan database. As 
well as private landowners/developers, public sector bodies (the Homes and 
Communities Agency, the County Council, the Borough Council’s Housing and 
Property teams and the borough’s Parish Councils) were also contacted.  

3.2 The event was hosted on the council’s website and a notice was placed on the ‘Irish 
Traveller Movement in Britain’ and ‘The Travellers’ Times’ websites.  

3.3 The council also liaised with representatives of the Gypsy and Traveller community 
(Gypsy and Traveller Empowerment in Hertfordshire), and the service provider of the 
large publicly managed site in the borough, to help publicise the event by more 
informal methods (word of mouth, social media). 

3.4 Responses were received from public sector bodies and from private landowners. Six 
respondents confirmed that they had no land available for Gypsy and Traveller 
development.  

3.5 An additional site at Thunderbridge Yard to the east of Welham Green was not 
promoted to the council for future Gypsy and Traveller development through the Call 
for Sites. It has temporary planning permission for a 2 pitched gypsy site for a limited 
period; to 24 July 2016.  

3.6 The location of each site promoted is shown on the map on the following page. 
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Location Map – Gypsy and Traveller Land Availability Assessment 
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4. ASSESSING THE SITES 

Site Suitability – Stage 1 

4.1 This first stage of the assessment considered if there would be a fundamental 
planning or environmental constraint affecting the site that would make it unsuitable 
for development as a matter of principle, for example:  

• The site is designated as a wildlife or nature conservation site of national or local 
importance such as a Site of Special Scientific Interest, a Local Nature Reserve or 
Wildlife Site; and/or  

• The site is located within flood zone 3 (high probability of flooding) or 2 (medium 
probability of flooding). Caravans and mobile homes intended for permanent 
residential use are identified as a “highly vulnerable” type of development in 
relation to flood risk. 

Site Suitability – Stage 2 

4.2 Stage 2 of the land availability assessment considered if a site would be suitable for 
Gypsy and Traveller development in light of the following: 

• Policy designations; 

• Physical infrastructure; 

• Access to social infrastructure (primary schools, shops, medical centre, passenger 
transport – bus and rail); 

• Site Access (roads, footpaths, cycle-ways); 

• Relationship to the settled community, i.e. existing settlements (towns/villages); 

• Characteristics of the site and any potential for impact on amenity; 

• Impact on the purposes of including land within the Green Belt, impact on 
openness, whether a site would promote a sustainable pattern of development and 
whether there are any readily recognisable physical boundary features that are 
likely to be permanent. 

4.3 National planning policy for traveller sites (PPTS) makes it clear (Policy E) that 
traveller sites are inappropriate development in the Green Belt. However, Policy E 
does allow for Green Belt boundaries to be altered in exceptional circumstances. If a 
local planning authority wishes to make an exceptional limited alteration to the defined 
Green Belt boundary to meet a specific, identified need for a traveller site, it should do 
so only through the plan-making process and not in response to a planning 
application. If land is removed from the Green Belt in this way, it should be specifically 
allocated in the development plan as a traveller site only.  

4.4 Policy D of the national policy also states that if there is a lack of affordable land to 
meet local traveller needs, local planning authorities in rural areas, where viable and 
practical, should consider allocating and releasing sites solely for affordable traveller 
sites, including using a rural exception site policy that should also be used to manage 
applications. Such sites should seek to address the needs of the local community by 
accommodating households who are either current residents or have an existing 
family or employment connection. National PPTS does not define what it means by an 



8 

 

affordable traveller site but it is taken to mean the same as defined in the Glossary set 
out in Annex 2 of the National Planning Policy Framework, i.e. “Social rented, 
affordable rented and intermediate housing, provided to eligible households whose 
needs are not met by the market. Eligibility is determined with regard to local incomes 
and local house prices. Affordable housing should include provisions to remain at an 
affordable price for future eligible households or for the subsidy to be recycled for 
alternative affordable housing provision.”  

4.5 Policy C of the national policy states that when assessing the suitability of sites in rural 
or semi-rural settings, local planning authorities should ensure that the scale of such 
sites does not dominate the nearest settled community. 

4.6 With all this in mind, existing Green Belt policy would not automatically mean that a 
site would be unsuitable for Gypsy and Traveller development if, when preparing its 
Local Plan: 

• The council concludes that exceptional circumstances exist to warrant moving 
Green Belt boundaries; and/or, 

• In the absence of suitable and affordable sites in urban areas, the council 
concludes that a case exists for a rural exception site policy to enable small sites 
to be used for affordable Gypsy and Traveller pitches in small rural communities 
that would not normally be used for traveller sites; and, 

• The scale of such sites does not dominate the nearest settled community. 

Availability, Viability and Achievability  

4.7 The assessment also considered the availability, viability and achievability of sites, 
exploring if there are any known constraints which may be a barrier to development, 
e.g. landownership issues, whether schemes would be viable with funding available 
from private landowners, or whether funding would be required from public bodies or 
through partnership arrangements. Landowners were asked to indicate if sites would 
be available within 0-5 years, 6-10 or 11-15 years.  

4.8 All sites considered suitable were then assessed against the definition of deliverable 
or developable set out in the National Policy on Traveller Sites. To be considered 
deliverable, sites should be available now, offer a suitable location for development 
now, and be achievable with a realistic prospect that development will be delivered on 
the site within five years and in particular that development of the site is viable. To be 
considered developable, sites should be in a suitable location for traveller site 
development and there should be a reasonable prospect that the site is available and 
could be viably developed at the point envisaged. 

Estimating Site Capacity 

4.9 The Department of Communities and Local Government Designing Gypsy and Traveller 
Sites - Good Practice Guide (2008), advises that there are no one-size-fits all 
measurements of a ‘standard’ pitch or site. Account should be taken of the 
accommodation needs of different sized households but as a general guide, an average 
family sized pitch should be capable of accommodating a hard standing for 1 large mobile 
home, a hard standing for 1 touring caravan (trailer), parking spaces for 2 vehicles with 
suitable surface, 1 small amenity block, a lockable storage shed, a drying area and a 
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small garden area. The CLG Good Practice Guide also advises that for reasons of health 
and safety, such as fire prevention measures, certain minimum distances should be 
planned for.  

4.10 The council commissioned the preparation of a schematic plan which illustrates the layout 
of a 15 pitch site designed with reference to the CLG best practice guidance. The 
schematic plan included a mix of pitches sizes (to accommodate single, average family 
and large family households). The plan indicates that the average (gross) pitch area 
would require 678sqm of land, which takes into account the need to provide access and 
circulation within the site, a play area and a small site office (which could also be used as 
a shared community building). Smaller sites may not require a site office or play area and 
individual pitch sizes (net areas) vary from 240sqm for single pitches to 662sqm for large 
family pitches. Based on the council’s schematic plan, the average sized family pitches 
range from 350sqm to 560sqm (net).  

4.11 The council has also reviewed the average size of pitches on existing sites in the 
borough. The Holwell site was developed in two stages; Holwell 1 has an average (gross) 
pitch size of 398sqm and Holwell 2 has an average (gross) pitch size of 298sqm. Both 
parts of the Holwell site, especially Holwell 2, are densely populated, urban in character 
with very little green space. The Barbaraville site has an average (gross) pitch size of 
525sqm and Four Oaks, 940sqm. For the purposes of this assessment, and taking into 
account the need to ensure an adequate level of space per pitch with reference to best 
practice as well as circulation within a site, an average pitch size of 500sqm has been 
applied in order to assess site capacity. This is equivalent to 20 pitches per hectare. This 
approach has been discussed and agreed with the Head of the Hertfordshire County 
Council Gypsy and Traveller section.  

4.12 It should be noted however, that at a detailed planning applications stage, a higher or 
lower number of pitches may be more appropriate for each site depending on pitch and 
site layout and the level of facilities to be provided. It should also be noted that transit 
pitches are generally smaller than residential pitches. 

5. OUTCOME OF THE ASSESSMENT 

5.1 Site assessments, including maps of each site, are contained in Appendix A of this 
document. Of the sites reviewed, the following conclusions have been drawn. 

GTLAA 01: Foxes Lane, Welham Green (sites B and C) 
5.2 See page 16 for site plan: The site is well located to social infrastructure. The 

landowner has indicated the site would be available within 0-5 years. The site makes 
a limited or no contribution to national Green Belt purposes and a partial contribution 
to the local Green Belt purpose of maintaining the existing settlement pattern. The 
boundaries of the site have been assessed as moderate to strong. If taken forward in 
isolation of any other Green Belt boundary review, the site would need to be inset. 

5.3 This site is considered suitable subject to:  

• Detailed highways investigations; 

• Noise assessment and mitigation measures; and 

• Provision for satisfactory site drainage and sewage disposal; 
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• Reducing the number of new pitches for sites B & C combined to a maximum of 
12, to ensure the overall site does not exceed 15 pitches (including the 3 existing 
pitches on Site A). 

GTLAA 02: High Dene, Great North Road, Welham Green  
5.4 See page 20 for site plan: The site is over 1km walking distance from social 

infrastructure. 6 pitches have been promoted (with 3 caravans per pitch). However, 
the site is sufficiently large enough to accommodate a higher number of pitches (15), 
depending on the size of pitch and layout.The landowner has indicated the site would 
be available within 0-5 years. The site makes a partial contribution to preserving the 
gap between Hatfield and Potters Bar and a limited contribution to other Green Belt 
purposes. If taken forward in isolation of any other Green Belt boundary review, the 
site would need to be inset. (Note: This site has also been promoted for housing 
through the Strategic Housing Land Availability Assessment). 

5.5 This site is considered suitable subject to:  

• Detailed highways investigations; and 

• Noise assessment and mitigation measures. 

GTLAA 03: Marshmoor Lane, Welham Green 
5.6 See page 24 for site plan: The site is well located to social infrastructure. The 

Landowner has indicated the site would be available within 0-5 years. The site makes 
a limited or no contribution to the purposes of including land in the Green Belt. If taken 
forward in isolation of any other Green Belt boundary review, the site would need to 
be inset.  

5.7 This site is considered potentially subject to:  

• Provision for satisfactory surface water drainage and sewage disposal;  

• Noise assessment and mitigation measures; and 

• No more than 1 pitch due to the restricted size and layout of the site and limited 
route of access along Marshmoor Lane. 

GTLAA 04: Four Oaks, Great North Road, Oaklands and Mardley Heath  
5.8 See page 28 for site plan: The site is well located to social infrastructure. The 

Landowner has indicated the site would be available for further development within 0-
5 years. The site makes a limited contribution to the purposes of including land in the 
Green Belt. The site is not contiguous with the Green Belt boundary. If taken forward 
in isolation of any other Green Belt boundary review, the site would need to be inset. 

5.9 This site is considered potentially suitable subject to: 

• Detailed highways investigations; 

• Comprehensive noise analysis; 

• Reducing the number of new pitches to 6, so that the overall site accommodates 
no more than 11 pitches (including the 5 existing pitches) to ensure that individual 
pitch sizes are of a satisfactory space standard. If a paddock area is to be 
retained, the number of pitches may need to be reduced further. 
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GTLAA 05: Parsonage Farm, Welham Green 
5.10 See page 32 for site plan: The site is considered unsuitable. It has also previously 

been dismissed as unsuitable for housing in the council’s Strategic Housing Land 
Availability Assessment Phase 2 - site WeG9. It fails Stage 1 of this GTLAA for the 
following reasons: 

• It is designated as a Wildlife Site (WS100).  

GTLAA 06: Land to the west of Panshanger Airfield, Welwyn Garden City  
5.11 See page 34 for site plan: The southern part of the site is well located to social 

infrastructure. The site makes a partial contribution to the visual perception of the gap 
between Welwyn Garden City and Hertford. The site exhibits strong countryside 
characteristics, high levels of visual openness and is free from development. The site 
makes a significant contribution to safeguarding the countryside from encroachment. 
The site also contributes to the gap between Welwyn Garden City and Tewin and 
makes a significant contribution to the local purpose of maintaining the existing 
settlement pattern. The site is in excess of the area of land that would be required for 
a Gypsy and Traveller site and there are no readily recognisable features within the 
site that would define a boundary for a smaller site. 

5.12 The northern most part of the site is not sufficiently level for caravans to be stationed. 
In the Welwyn Hatfield District Plan 2005, the central part of the site is designated as 
an area where structural landscaping would be required in advance of any 
development within the Area of Special Restraint (to the south and south-east). The 
part of the site which is designated as an Area of Special Restraint (ASR), which lies 
to the west of the adjacent airfield runway, was the subject of a previous planning 
application (C6/259/85) for residential development. This was refused on the grounds 
that ‘…the safety and amenity of residents would be seriously prejudiced.’ 

5.13 Should the airfield cease to exist (removing the safety concerns raised previously) and 
if the whole of the ASR (including Panshanger Aerodrome and the relevant part of site 
GTLAA 06), were brought forward for housing through the Local Plan, then the 
provision of a Gypsy and Traveller site could be considered as part of a 
comprehensive development scheme, subject to:  

• Satisfactory outcomes from contamination tests, highlighted by Environmental 
Health due to previous land uses in this area. 

GTLAA 07: Thunderbridge Yard, Bulls Lane, Welham Green  
5.14 See page 38 for site plan: A site known as Thunderbridge Yard to the east of Welham 

Green was granted temporary planning permission on appeal until 24 July 2016. The 
site measures 0.14 hectares and is located to the east of, and adjacent to, the East 
Coast main railway line. The landowners did not promote this site as part of the Call 
for Sites and it is not known what the landowner intentions are beyond the expiry of 
the temporary planning permission in 2016. The site was refused planning permission 
because the site lies within Flood Zone 3 with a high risk of flooding to a vulnerable 
type of development. Permission was also refused due to the absence of an 
assessment of noise and vibration in relation to the potential impact from the adjacent 
railway line on occupants of the site.  
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5.15 On appeal, the Inspector considered that significant adverse noise impacts would be 
felt by the occupiers of the site and this would harm their living conditions. However, 
on balance, moderate weight was afforded to noise impacts. On the matter of flood 
risk, the Inspector considered that mitigation measures did not outweigh the risk and 
concluded that the flood risk implications carried significant weight against a 
permanent planning permission.  

5.16 The site is considered unsuitable for a permanent permission due to the high risk of 
flooding to a vulnerable land use. 

Suitable sites – within 5 years 
5.17 The following table sets out the overall pitch capacity of the sites found suitable, 

subject to site specific issues, such as highway access, noise, site drainage and 
sewage disposal matters being addressed. These matters would typically be 
considered in more detail at a planning application stage and are not considered at 
this point in time to represent an absolute barrier to development, although they will 
add to the cost of a satisfactory development. 

5.18 All private landowners of these four sites have indicated that they could meet the 
costs of development.  

5.19 Not all landowners submitted indicative layout plans and those that did were not 
necessarily drawn to scale. Estimates have been made on the number of caravans 
that could be accommodated on sites. The council’s estimates may vary from 
landowner submissions in light of the consideration given to best practice guidance 
and the need to plan for sufficient pitch sizes.  

5.20 As a result, the estimate for Foxes Lane has been adjusted to 12 to ensure sufficient 
pitch sizes and to take account of the existing site which adjoins the promoted site, to 
limit the overall number of residential pitches to 15. The site at Highdene has also 
been promoted for housing through the Strategic Housing Land Availability 
Assessment with adjoining land. The promoter of Highdene has suggested 6 pitches 
but the site is of a sufficient size to accommodate up to 15 pitches. The site at 
Marshmoor Lane is small and could only reasonably accommodate 1 pitch. The pitch 
capacity for Four Oaks has been adjusted  

Table 1: New pitches on suitable sites available within 5 years 

 Site 
Reference  Address 

New 
residential 

pitches 
1)  GTLAA 01 Foxes Lane, Welham Green (sites B and C) 12 
2)  GTLAA 02 Highdene, Welham Green 15 
3)  GTLAA 03 Marshmoor Lane, Welham Green  1 
4)  GTLAA 04 Four Oaks, Great North Road, Oaklands & Mardley Heath 6 

 Total  34 

 
Transit provision 

5.21 The owners of land at Foxes Lane (GTLAA 01) have indicated that private transit 
provision could be made on this site. This would need to be explored in further detail 
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and could result in a reduction in the residential pitch capacity. Transit pitches may be 
smaller than residential pitches. 

Green Belt boundaries 

5.22 None of the above sites are contiguous with an urban boundary. New inset Green Belt 
boundaries would need to be defined if sites were to be allocated in the Local Plan.  

Rural Exception Sites 

5.23 All of the sites in Table 1 are privately owned and none of the landowners have 
expressed an interest in either transferring land to a Registered Provider or to work in 
partnership with a public sector body or a Registered Provider. Hence, none would be 
likely to meet the definition of “affordable” as defined in NPPF and none would be 
suitable for a Rural Exception Site approach. 

Potentially suitable sites – beyond 5 years 

5.24 Site GTLAA 06 (land west and north-west of Panshanger Airfield) is affected by three 
key policy designations. The site is partly within the Green Belt, partly a Structural 
Landscape Area (which is also designated as Green Belt) and partly an Area of 
Special Restraint, i.e. not in the Green Belt and safeguarded for long term 
development needs through a review of the plan. The northern most part of the site is 
not sufficiently level for caravans to be stationed. The central part of the site is 
designated in the Welwyn Hatfield District Plan 2005 as an area where structural 
landscaping would be required in advance of any development within the ASR (to the 
south and south-east) in order to minimise the impact of development on the 
surrounding landscape and long distant views.  

5.25 The proximity of Panshanger airfield and the associated runway on adjacent land to 
the east of the southern part of site GTLAA 06 would discount this flatter area of land 
from being considered suitable whilst the Aerodrome remains. Should the airfield 
cease to exist (removing the safety concerns raised previously) and if the whole of the 
ASR (including Panshanger Aerodrome and the relevant part of site GTLAA 06), were 
brought forward for housing through the Local Plan, then the provision of a Gypsy and 
Traveller site could be considered as part of a comprehensive development scheme.  
However, even if land here were to be allocated for housing, the Local Plan is not 
scheduled for adoption until 2016 and the lead-in time for master planning and 
securing planning permission would mean that a Gypsy and Traveller site in this 
location cannot be considered deliverable within 5 years.  

5.26 Given the scale of need identified and the availability of sites, the Council may also 
need to consider the possibility of providing additional pitches as part of any large 
Broad Location for Growth that may be allocated in the Local Plan, either on site or on 
other suitable sites that the landowner may be able to put forward for development. 
There may also be a need for a criterion based policy in the Local Plan against which 
planning applications for unidentified sites (i.e. windfall sites) could be determined for 
the whole of the plan period. 
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The relationship of sites to existing settlements  

5.27 National planning policy for traveller sites (paragraph 12) advises that when assessing 
the suitability of sites in rural or semi-rural settings, local planning authorities should 
ensure that the scale of such sites does not dominate the nearest settled community. 
The term “settled community” means the nearest town, village or hamlet and not, as is 
sometimes misinterpreted, as the nearest Gypsy and Traveller settled community. 

5.28 This assessment has considered one site to the south of Oaklands and Mardley 
Heath, one site to the north east of Welwyn Garden City and five sites around Welham 
Green. Of the sites around Welham Green, the Thunderbridge Yard site (GTLAA 07) 
and the Parsonage Farm site (GTLAA 05) failed the first stage of the GTLAA 
assessment and are considered unsuitable for permanent Gypsy and Traveller 
development. Three sites around Welham Green are considered to be suitable in 
principle although all need further investigation, e.g. on detailed highways matters.  

5.29 The three sites around Welham Green identified in table 1 (on page 12) have the 
potential to provide (jointly) for 28 pitches. Taking into account the 3 authorised 
pitches at Foxes Lane, 31 pitches is equivalent to 2.5% of the number of households 
in Welham Green (2001 Census). The land area involved (excluding the existing 
Travelling Showpeoples site) would (at just under 2.2 ha) be equivalent to 
approximately 2.6% of the urban area of Welham Green village. 

5.30 In addition to the sites assessed in this GTLAA, around Welham Green, a Travelling 
Showpeoples site lies to the north-east of Foxes Lane. A planning application has 
been submitted for additional pitches on site GTLAA 01. Site GTLAA 03 at Marshmoor 
Lane has recently been refused planning permission for a house. Site GTLAA 03 
(Highdene) has also been promoted for housing through the Strategic Housing Land 
Availability Assessment. 

Pressure on social infrastructure 

5.31 National planning policy for traveller sites advises that local planning authorities 
should ensure that their policies do not place an undue pressure on local 
infrastructure and services. Key service providers, such as HCC - Education, the GP 
Commissioning Body, HCC (Community Wellbeing) and Herts Constabulary should be 
consulted in connection with future site allocations in the Local Plan.  

Ministerial Statements 

5.32 A ministerial statement by Local Government Minister, Brandon Lewis was issued on 
17 January 2014, which followed an earlier statement issued on 1 July 2013. Whilst 
both statements primarily focus on the approach that should be taken in planning 
decisions to protect the Green Belt from inappropriate development, the statement 
also indicated that ministers are considering changes to planning policy and practice 
guidance to strengthen Green Belt protection; and are also considering the case to 
change the definition of ‘travellers’. Consultation commenced on 14th September 
2014.  
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APPENDIX A: SITE ASSESSMENTS 
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GTLAA 01 – Foxes Lane, Welham Green  
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Site Assessment 

Site Reference GTLAA 01 - FOXES LANE 

Location of site Foxes Lane, Welham Green 

Site Area 0.8ha (excluding existing authorised site) 

Developable Area Site B: 0.22ha / Site C 0.58ha = total new developable area 0.8ha. (Site A, existing = 0.12ha) 

Existing Use Smallholding (Sites B and C). Some land currently in unauthorised use as a transit caravan site. 
(Site A, an existing residential Gypsy and Traveller site, adjoins sites B and C) 

Greenfield / Previously 
developed 

Greenfield (the definition of previously developed land excludes land that has been occupied by 
agricultural buildings) 

Site Suitability Stage 1 Assessment 

Policy Designations Green Belt.   
Environmental 
Constraints  
 

Site is located in Flood Zone 1 (low probability). However, a large part of the site is subject to 
surface water flooding. Lies within 10km of a SAC. 

Agricultural land quality is classified as mainly urban / part grade 3.  

Adjacent to East Coast Mainline railway – potential for noise pollution. Detailed noise 
assessment necessary and a noise mitigation scheme to reflect findings of the 
assessment to protect residents from adverse levels of noise. 

Site Suitability Stage 2 Assessment 

Land Use Designations Landscape Character Area 54 - Potters Bar Parkland  

Physical Infrastructure Landowner advises that mains water, electricity supply and vehicle access are currently 
available to the site. Site drainage and disposal of sewage would need to be addressed (subject 
to Environment Agency and Building Control requirements).  

Access to Social 
Infrastructure 
(measured as a walk-able 
distance from blue dot) 

Primary Schools: 1km to St Mary’s C of E Primary School 

Shops: 700m to Dellsome Lane – large village service centre 

Medical Centre: 1.3 km to Potterells medical centre 

Transport: Bus stops nearby on Dixon Hill Rd, 100m to Welham Green train station 

Site Access  Access to the site is from Foxes Lane, which in this section is a Right of Way (ROW). There are 
no existing footpaths or cycle ways along Foxes Lane. HCC Highways advise that there may be 
implications for the ROW network. Foxes lane leads to a junction with Dixon Hill Road, a 
classified road. Visibility is limited left onto Dixons Hill Road due to the railway bridge. This 
junction is very close to Marshmoor Lane junction. Would need detailed investigation.  

Relationship to existing 
settlements  
(proximity and scale) 

The site is separated from Welham Green village by the East Coast Mainline railway corridor. To 
the north east lies an existing Travelling Show people’s site.  
Maximum size of site promoted (Sites B+C = 0.8ha) plus the existing authorised Gypsy and 
Traveller Site (Site A = 0.12ha) = a total of 0.92 ha.  This is equivalent to 1.1% of the size of 
Welham Green (83 ha).   

Maximum number of new pitches promoted (on sites B+C) is 16. This is equivalent to 1.3% of 
the number of households in Welham Green (1,226).1 

 

 

 

 

                                                      
1 Size of settlement and number of households by settlement: - refer to Annual Monitoring Report 2006/07. 
Source, ONS Census 2001 output areas. Similar outputs from the 2011 Census not available. 
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Characteristics of site 
and impact on amenity  
 

The site is located on the urban fringe of Welham Green. Existing trees provide some screening 
along the northern and western boundaries and towards the eastern corner of the site. Access is 
via a rural lane, and the site has good access to public transport, schools and local services. 
The site is generally flat .Mainly grassland but at the time of the assessment, part of the 
promoted site was occupied by caravans without planning permission. Adjacent to an existing 
authorised Gypsy and Traveller site for 3 pitches. An agricultural mobile home is no longer 
present. No other buildings adjoin the site.  

Limited views into the site from Dixons Hill Road, more visible when travelling westwards along 
Dixons Hill Road. Views into the site from the southbound platform of Welham Green railway 
station. 

The site is separated from the village by the railway line. No significant impact identified on the 
residential amenity of nearby properties in Welham Green. The railway line itself has a physiacl 
impact on the landscape dividing the village to the west from the site.  

Green Belt 

 
a. Check unrestricted sprawl of large built up areas 

The site makes a ‘limited or no’ contribution towards checking unrestricted sprawl of large 
built-up areas of London, Luton and Dunstable and Stevenage. Previous appeal 
(APP/C1950/A/10/2140660) relating to this site identified no conflict with this purpose. 

b. Prevent neighbouring towns from merging  

The site is located within a strategic gap between Hatfield and Potters Bar. However, the 
site makes a limited contribution towards the gap. Previous appeal relating to this site 
identified no conflict with this purpose. 

c. Safeguard the countryside from encroachment 

The site exhibits strong urban fringe characteristics including built form and no countryside 
characteristics. Limited or no contribution to this purpose. 

d. Preserve the setting and special character of historic towns 

Limited or no contribution to this purpose. (Hatfield Park – Historic Park and Garden is 
located beyond the A1000 to the north). 

e. Assist in urban regeneration 

No urban sites were submitted for the council’s consideration. No conflict identified with this 
purpose.  

f. Impact on openness 

The site is enclosed and has been assessed as low for visual openness and mixed for 
physical openness.  

g. Sustainable pattern of development  

Welham Green is a large village excluded from the Green Belt, identified in the District Plan 
as a specified settlement and, in principal, a sustainable location for development. 

h. Contiguous with an urban boundary and readily recognisable physical boundary features 
likely to be permanent 

The site is separated from the urban boundary of Welham Green by the East Coast 
Mainline railway. The boundaries of the site have been assessed as moderate to srong. 

Local Green Belt 
Purpose (Strategic Green 
Belt Assessment) 

i. To broadly maintain the existing settlement pattern 

The site is partly developed and makes a partial contribution to the visual perception of the 
separation between Hatfield and Brookmans Park, and Welham Green to Bell Bar.  

 Site Availability and Achievability 
Availability  Freehold land - registered to promoter of site. Land is available within 0-5 years 
Viability Owners have indicated the scheme will be privately funded. 
Deliverability  In light of the comments received from HCC Highways, a detailed highways investigation would 

be required. Disposal of sewage and surface water conditions also need further consideration.  
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Site Capacity - Notes 

• Site A: Is shown on submitted plans as comprising an area of land of around 0.2 hectares. However, only part of this 
area (0.12ha) has planning permission, granted on appeal, for a Gypsy site with 3 static caravans, space for 4 touring 
caravans and parking for 6 vehicles. Also within the area identified as Site A is one mobile home which the appeal 
decision describes as having a lawful use for agricultural purposes. The submission refers to 4 existing pitches within 
Site A, appearing to treat the agricultural mobile home as an existing permanent Gypsy pitch. The agricultural mobile 
home is no longer present on site. The submission also shows 5 further car parking spaces within Site A. Again, these 
were not part of the planning permission. These differences have been identified on the plan. 

• Site B: (Permanent Pitches) Submitted plans suggest 5 new pitches could be provided.  

• Site B (Transit Option): Submitted plans indicate that alternatively, Site B could be used as a transit area for visitors. No 
pitch numbers are indicated.  

• Site C: Submitted plans suggest that Site C could accommodate 10 static caravans, space for 6 touring caravans and 19 
parking spaces and a play area. 

Assuming a gross pitch size of 500sqm, the table below indicates the council’s estimated capacity. 

 

Site Capacity 
Options 

Site A 
(existing) Site B Site C Site B+C Site A+B Site A+C Site A+B+C 

Estimated size of 
site (hectares) 0.12ha 0.22ha  0.58ha 0.80ha 0.34ha 0.70ha 0.92 ha 

Number of pitches 3 4 12 16 7 15  19 
Average size of 
pitch (gross) 400sqm 500sqm 500sqm 500sqm 485sqm 467sqm 484sqm 

 

Conclusion 

The site is well located to the social infrastructure available in Welham Green and very well 
located to bus stops and the train station. 

If Sites B and C were developed the estimated capacity would be 16 residential pitches, 
when considered alongside the existing site, this would result in a total of 19 pitches in this 
location. This is in excess of council’s policy approach (set out in the Emerging Core 
Strategy) which indicates that sites should not generally exceed 15 pitches.  

Detailed plans have been submitted but are not to scale and whilst they show areas for 
parking and play, they do not indicate sufficient soft landscaping to help mitigate the impact 
of development on the wider landscape from visible viewpoints.  

Site drainage and the disposal of sewage would need to be addressed. Building Control 
advise that either a private sewage treatment plant or mains drainage would be acceptable. 

HCC Highways advise that detailed investigations would be required for this site. 

The site makes a limited or no contribution to national Green Belt purposes and a partial 
contribution to the local Green Belt purpose.   

Suitable 

The site is considered suitable subject to: 

i. Further detailed highways investigations 
ii. Noise assessment and mitigation measures 
iii. Provision of satisfactory site drainage and sewage disposal 
iv. Reducing the site capacity (sites B & C combined) to a maximum of 12 new 

pitches, so that an enlarged site accommodates no more than 15 pitches 
including the three existing pitches of adjoining land.  
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GTLAA 02 – High Dene, Great North Road, Welham Green 
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Site Assessment 

Site Reference GTLAA 02 - HIGH DENE, GREAT NORTH ROAD 

Location of site High Dene, Great North Road, Welham Green 

Site Area 1.3 ha  

Developable Area 1.2 ha (excluding existing dwelling fronting The Great North Road) 

Greenfield / Previously 
developed The site is part previous developed / part greenfield  

Existing Use Detached residential dwelling fronting the Great North Road behind which lie stable blocks, 
(disused) kennels, outbuildings. To the south-west is a large area of grazing land.  

Site Suitability Stage 1 Assessment 

Policy Designations  

Green Belt.  

Wildlife Site WS99, Marshmoor Grassland Strip, lies close to site; south of Marshmoor Lane. 
Front of site lies opposite an Historic Park and Garden, Wildlife Site 89 and an Ancient 
Woodland to the east of the Great North Road. 

Environmental 
Constraints  

The site is located in Flood Zone 1 (low probability of flooding) 

Agricultural land quality is classified as part non-agricultural and part urban land.  
Adjacent to East Coast Mainline railway – potential for noise pollution. Detailed noise 
assessment necessary and a noise mitigation scheme to reflect findings of the assessment to 
protect residents from adverse levels of noise. 

Site Suitability Stage 2 Assessment 

Land Use Designations The site is within Landscape Character Area 46 - Hatfield Park.  

Physical Infrastructure Advised by landowner that mains water, sewerage, drainage, electricity supply and vehicle 
access are currently available to the site.  

Access to Social 
Infrastructure 
(measured as a walk-able  
distance from blue dot) 

Primary Schools: 1.85km to St Mary’s C of E Primary School, 1.3km to De Havilland Primary 
School (both via Great North Road) 
Shops: 1.5kms to Dellsome Lane - Large Village Centre (via Great North Road) 

Medical Centre: 2.1km to Potterells Medical Centre 

Transport: Close to bus stops on A1000/Great North Rd, 900m to Welham Green train station 

Site Access Footpath along the Great North Road. Vehicular access would be via an existing residential 
frontage on the Great North Road / A1000, a main distributor road subject to a speed limited of 
40mph. Traffic would have to access the site to the rear by way of an access road to the side of 
the existing dwelling. HCC Highways has raised concerns regarding another vehicular access in 
this location serving large and possibly slower moving vehicles. A proposal for development 
would need to be designed in accordance with the Design Manual for Roads and Bridges in 
Herts (visibility, right turn lanes, carriageway widening, etc). There is no established vehicular 
access to the site from Marshmoor Lane. Further, access from Marshmoor Lane onto Dixons Hill 
Road is substandard and, it would be difficult to improve visibility due to the railway bridge. 

Relationship to existing 
settlements  
(proximity and scale) 

The closest settlement to the site is Welham Green village, which lies to the west, separated 
from the site by the East Coast Mainline railway. Two detached dwellings adjoin the site fronting 
the Great North Road and a commercial use, specialising in repairing and selling caravans also 
fronts the Great North Road with land to the rear running alongside the southern boundary.   

Maximum size of site promoted = a total of 1.2ha (excluding the residential cartilage of the 
existing dwelling, although access would be required from the Great North Road so the property 
is shown on the plan).  1.2ha is equivalent to 1.45% of the size of Welham Green (83 ha).   6 
new pitches would be equivalent to 0.49% of the number of households in Welham Green 
(1,226).2  

                                                      
2 Size of settlement and number of households by settlement: - refer to Annual Monitoring Report 2006/07. 
Source, ONS Census 2001 output areas. Similar outputs from the 2011 Census not yet available. 
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Characteristics of site 
and impact on amenity  
 

The site is roughly triangular in shape. The topography is generally flat, with a gentle slope from 
north to the south. A detached dwelling is located within the north eastern part of the site. This is 
to be retained. Land at the rear of the dwellings consists of miscellaneous buildings, structures 
and paraphernalia; this includes stables, sheds, static caravans, abandoned vans and trucks.  

The large green field part of the site is used for grazing horses. A telecommunications tower is 
located in the western corner of the land used for grazing. The southern boundary is well 
defined by fencing; with trees providing partial screening to adjoining land.   

Development of the site would involve both previously developed and open grazing land.   

Depending on the extent and location of development, there is a potential for limited visual 
impact on residential or commercial properties adjoining the site. No impact on visual amenity 
identified on Welham Green village. 

Green Belt 
 

a. Check unrestricted sprawl of large built up areas 

The site makes a limited or no contribution towards checking unrestricted sprawl of large 
built-up areas of London, Luton and Dunstable and Stevenage. (An appeal at Foxes Lane 
considered that Welham Green was not a large built up area). 

b. Prevent neighbouring towns from merging  

The site makes a partial contribution to preserving the gap between Hatfield and Potters 
Bar.   

c. Safeguard the countryside from encroachment 

The site exhibits urban fringe characteristics; partly developed/partly pasture and makes a 
limited contribution to this purpose. 

d. Preserve the setting and special character of historic towns 

Limited or no contribution to this purpose. (Hatfield Park – Historic Park and Garden is 
located beyond the A1000 to the north). 

e. Assist in urban regeneration 

No urban sites were submitted for the council’s consideration. No conflict identified with this 
purpose. 

f. Impact on openness 

An impact on the openness of the Green Belt would arise, especially if the large area of 
grazing were to be developed.  

g. Sustainable pattern of development  

The nearest village, Welham Green is a large village excluded from the Green Belt and is 
identified in the District Plan as a specified settlement and, in principal, is a sustainable 
location for development. However, access from this site via the Great North Road is not 
within walking distance of village amenities.  

h. Contiguous with an urban boundary and readily recognisable physical boundary features 
likely to be permanent 

No. The site is separated from the urban boundary of Welham Green by the East Coast 
Mainline railway and by a strip of land.  If developed in isolation, the site would need to be 
inset.  

Local Green Belt 
Purpose (Green Belt 
Review) 

i. To broadly maintain the existing settlement pattern 

The site contributes to the gap between Welham Green to Hatfield and Brookmans Park.  
The site has the effect of extending Welham Green to the east.  The site would partially 
reduce the visual perception of the separation of settlements. 

 Site Availability and Achievability 
Availability  Available within 0-5 years 
Viability Land is promoted for private development. Owner intends to meet all costs of development.  

Deliverability  Detailed highways design would be required to overcome HCC Highways concerns in order for 
this site to be delivered. 
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  Site Capacity 

Number of caravans 
proposed 18 

Number of permanent 
pitches proposed 6 

Number of parking 
spaces No detailed plans submitted 

Play area 

Council’s estimate of 
pitch capacity 

15: The site is of sufficient size to accommodate around 15 (average family sized) residential 
pitches with reference to the CLG best practice guidance. A lower number of pitches has been 
promoted, which would result in more spacious pitches but a less efficient use of the site. 

Conclusion 

The site makes a partial contribution to preserving the gap between Hatfield and Potters Bar.  
The site makes a limited contribution to other Green Belt purposes. Access would be required 
via an existing residential property along the Great North Road which would result in a 
considerable walking distance to social infrastructure in Welham Green village.  

HCC Highways advise that detailed highways investigations would need to be carried out in 
order to overcome concerns.  

Suitable 
The site is considered suitable subject to:  

i. Detailed highways investigations 
ii. Noise assessment and mitigation measures 

 

 

 

 

 

 

 

 

  



24 

 

 

GTLAA 03 – Marshmoor Lane, Welham Green 
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Site Assessment 

Site Reference GTLAA 03 - MARSHMOOR LANE 
Location of site The Willows, Marshmoor Lane, Welham Green 
Site Area 0.065 ha  
Developable Area Approximately 500sqm promoted (reserving land for a dwelling at the southern end of the site) 
Greenfield / Previously 
developed Greenfield. The site’s previously developed land status has been lost (see below).  

Existing Use Residential use of land lost (previous lawful use granted for a dwelling but that building 
destroyed by fire). Planning permission refused for new dwelling 26/03/2014. 

Site Suitability Stage 1 Assessment 

Policy Designations  Green Belt 

Environmental 
Constraints  

The site is located in Flood Zone 1 (low probability of flooding). The entire site is subject to 
surface water flooding. 

Agricultural land quality is classified as urban land.  

Adjacent to East Coast Mainline railway – potential for noise pollution. Detailed noise 
assessment necessary and a noise mitigation scheme to reflect findings of the assessment to 
protect residents from adverse levels of noise. 

Site Suitability Stage 2 Assessment 

Land Use Designations Landscape Character Area 54 - Potters Bar Parkland.  

Physical Infrastructure Advised by landowner that mains water, sewage, drainage, electricity supply and vehicle access 
are currently available to the site.  

Subject to satisfactory site drainage and disposal of sewage, taking account the high level of the 
ground water in the vicinity of the area, Environmental Health raises no objections.   

Access to Social 
Infrastructure 
(measured as a walkable 
distance from blue dot) 

Primary Schools: 1.2km to St Mary’s C of E Primary School, 

Shops: 850m to Dellsome Lane - Large Village Centre  

Medical Centre: 1.5 km to Potterells Medical Centre 

Transport: 350m to Bus stops on Dixon Hill Road, 300m to Welham Green train station 

Site Access  Vehicle access currently exists from Marshmoor Lane. HCC Highways note this lane is a narrow 
rural lane. The junction with Dixon Hill Road has restricted visibility to the right. However, [up to] 
2 additional units would be acceptable when considered against the development area already 
served from this lane.  

There are no formal footpaths or cycleways along Marshmoor Lane.  Nearest footpaths are 
located along Dixons Hill Road. Cycle network - significant distance from site.  

Relationship to existing 
settlements  
(proximity and scale) 

Separated from Welham Green village by the East Coast Mainline railway. To the north lies a 
mobile home park (Marshmoor Crescent).  

Approximately 500sqms promoted = a total of 0.05 ha.  This is equivalent to 0.06% of the size of 
Welham Green (83 ha).  2 new pitches would be equivalent to 0.16% of the number of 
households in Welham Green (1,226).3 (However, the limited area of land available and the 
narrow nature of the site means that this site is likely to have the capacity to accommodate a 
maximum of one pitch to best practice standards).  

Characteristics of site and 
impact on amenity 
 

A small rectangular site on level land, previously occupied by a dwelling (granted by a LDC). It is 
well fenced and screened by trees along Marshmoor Lane. To the north lies Marshmoor 
Crescent (a mobile home park). To the east, the site shares a boundary with a large parcel of 
greenfield land that is open in character. The site sits in a secluded location on a rural lane and 
is screened from Welham Green village by the East Coast Mainline railway to the west. No 
significant impact identified on either residential or visual amenity grounds.  

                                                      
3 Size of settlement and number of households by settlement: - refer to Annual Monitoring Report 2006/07. 
Source, ONS Census 2001 output areas. Similar outputs from the 2011 Census not yet available. 
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Green Belt 

 

a. Check unrestricted sprawl of large built up areas 

The site makes a limited or no contribution towards checking unrestricted sprawl of large 
built-up areas of London, Luton and Dunstable and Stevenage. (An appeal at Foxes Lane 
considered that Welham Green was not a large built up area). 

b. Prevent neighbouring towns from merging  

The site is located within a strategic gap between 1st tier settlements (of Hatfield and Potters 
Bar) however as a result of its scale and nature it does not make a notable contribution 
towards the gap. 

c. Safeguard the countryside from encroachment 
The site exhibits strong urban fringe characteristics including built form.  Limited or no contribution. 

d. Preserve the setting and special character of historic towns 

Limited or no contribution to this purpose. 

e. Assist in urban regeneration 

No urban sites were submitted for the council’s consideration. No conflict identified with this 
purpose. 

f. Impact on openness 

Development would result in an impact on the openness of the Green Belt.  Level of impact 
dependant upon scale and form of development. 

g. Sustainable pattern of development  

Welham Green is a large village excluded from the Green Belt and is identified in the District 
Plan as a specified settlement and, in principal, a sustainable location for development.  

h. Contiguous with an urban boundary and readily recognisable physical boundary features 
likely to be permanent 

No. The site is separated from the urban boundary of Welham Green by the East Coast 
Mainline railway corridor.  The site would need to be inset.  

Local Green Belt 
Purpose (Strategic 
Green Belt Assessment) 

i. To broadly maintain the existing settlement pattern 
The site is located within a primary local gap or secondary local gap (between Welham 
Green to Hatfield and Brookmans Park) however as a result of its scale and nature it does 
not make a notable contribution towards the gap. 

 Site Availability and Achievability 

Availability  
Freehold land registered to promoter of site 

Available within 0-5 years 

Viability Land is promoted for private development. Owner intends to meet all costs of delivery.  

Deliverability  Landowner states that delivery is possible within a year of approval. Subject to satisfactory site 
drainage and disposal of sewage, there are no known barriers to deliverability. 

Site Capacity   

Number of static 
caravans proposed 

4 

Number of permanent 
pitches proposed 

2 

Number of parking 
spaces 

 

No detailed plans submitted 

 Play area 

Council’s estimate of 
pitch capacity 

1 
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Conclusion 

The site is well located to the social infrastructure available in Welham Green, including the bus 
stops on Dixon Hill Road and Welham Green train station. 
Situated just off Marshmoor Lane, adjacent to the East Coast Mainline railway corridor, the site 
is not immediately visible from surrounding areas as a result of its location, tree screening and 
fencing.  
No plans have been submitted but the suggested 2 pitches and 4 caravans would result in a 
cramped and unsatisfactory form of development on such a small site. If this site were to be 
allocated, a smaller number of caravans should be considered on a single pitch. 

The site makes a limited or no contribution to the purposes of including land in the Green Belt. 

Suitable  

The site is considered suitable subject to:  

i. Provision for satisfactory surface water drainage and disposal of sewage; 
ii. Noise assessment and mitigation measures. 
iii. Reducing the number of caravans and pitches, to ensure sufficient space and a 

satisfactory layout.  Considered suitable for 1 pitch only. 
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GTLAA 04 – Four Oaks, Great North Road, Oaklands & Mardley Heath 
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Site Assessment 

Site Reference GTLAA 04 - FOUR OAKS 
Location of site Four Oaks, 1-4 Great North Road, Oaklands and Mardley Heath 
Site Area 0.55ha  
Developable Area As above (including retention of existing pitches and paddock area) 
Greenfield / Previously 
developed 

Previously developed land 

Existing Use 5 static caravans, 5 touring caravans, 1 day room, 1 utility block, 2 sheds and grazing land 

Site Suitability Stage 1 Assessment 
Policy Designations  Green Belt.  

Wildlife Site 21 – Old North Road & Central Reservations, Lockleys runs along the south 
eastern boundary 

Environmental 
Constraints  

The site is located in Flood Zone 1 (low probability of flooding). The southern eastern boundary 
of the site is liable to surface water flooding. 

Agricultural land quality is classified as urban land. 

Notwithstanding the existing authorised use of the site, Environmental Health has advised that 
given the proximity of the site to the A1M, residents may be exposed to high levels of traffic 
noise. Before any development could proceed, a comprehensive noise analysis would be 
required in order to consider issues such as: 

- Night time noise levels and LAmax levels 
- The opportunity for attenuation provided by barriers, site layout and orientation of 

mobile homes 

Site Suitability Stage 2 Assessment 

Land Use Designations Site lies within the Landscape Character Area133a - Danesbury Settled Slopes. 

Physical Infrastructure Advised by landowner that mains water, electricity supply, sewerage, drainage system, gas 
and vehicle access are currently available to the site 

Access to Social 
Infrastructure 
(measured as a walkable 
distance from blue dot) 

Primary Schools: 850ms to Oakland Primary School, 1.8kms to Welwyn St Mary’s Primary 
School 
Shops: 1km to Great North Road – Small Village Centre, 1.1Km to High Street, Welwyn - 
Large Village Centre 
Medical Centre: 1.1kms to GP Surgery (High Street, Welwyn) 

Transport: Bus stops along the Great North Road 

Site Access  Vehicular access to the site is located towards the end of a dual carriageway on a classified 
road, the B197; designated as a secondary distributor road. The speed limit is 60mph. The 
existing access is in the form of a vehicle crossover (not a formal access) and is not suitable 
for turning movements of large vehicles. There is evidence of vehicle over-run of the adjacent 
verges on each side of the access. An alteration to the access could better accommodate the 
turning movements to and from site, and could offset any intensification of use. Pedestrian 
footpaths serve the site from alongside the Great North Road, no cycleways within the vicinity 
of the site. 

Relationship to existing 
settlements  
(proximity and scale) 

The site is bounded by the A1(M) to the west and the Great North Road B197 to the east. To 
the north lies utilities development and beyond that, residential properties. Oaklands and 
Mardley Heath has a small village centre. Welwyn village, which has a large village centre, lies 
to the south east of the A1(M). 

Site area of approximately 5,500sqms (0.55ha).  This is equivalent to 0.51% of the size of 
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Oaklands and Mardley Heath (107.3 ha).  

The submission suggests 7 new pitches could be provided. In addition to the existing 5 pitches 
(12), this would equivalent to 1.1% of the number of households in Oaklands and Mardley 
Heath (1,107).4 

Characteristics of site 
and impact on amenity 
  

The site is roughly triangular in shape, narrowing at the southern end of the site.  The majority 
of the site is paved and levelled. A small grass paddock area is located in the north eastern 
corner and this is used for keeping horses.   

The commercial development to the north separates the site from residential dwellings. 

Currently the site has planning permission for 5 pitches. There are also a number of out 
buildings including a day room, utility block and a shed currently under construction in the 
southern corner.  Development would not result in any extension to the site, but an 
intensification of previously developed land.   

No significant impact identified on the residential amenity of nearby dwellings in Oaklands and 
Mardley Heath or other properties. The amenity of residents of the site is however affected by 
noise from the adjacent A1(M). 

The existing boundary fence and intervening vegetation provide some screening from the 
Great North Road. Limited views into the site can be seen at the point of access.  

Green Belt: a. Check unrestricted sprawl of large built up areas 

The site is located within a parcel which makes a ‘limited or no’ contribution towards 
checking unrestricted sprawl of large built-up areas of London, Luton and Dunstable and 
Stevenage.  

b. Prevent neighbouring towns from merging  

The site is located within a strategic gap between 1st tier settlements (of Welwyn Garden 
City and Stevenage) however as a result of its scale and nature it does not make a notable 
contribution towards the gap. 

c. Safeguard the countryside from encroachment 

The site exhibits strong urban fringe characteristics including built form comprising buildings 
and hard standing. Limited or no contribution.. 

d. Preserve the setting and special character of historic towns 

Limited or no contribution to this purpose. 

e. Assist in urban regeneration 

No urban sites were submitted for the council’s consideration. No conflict identified with this 
purpose. 

f. Impact on openness 

The land in question is previously developed. Further development would result in a minor 
impact on the openness of the Green Belt in this location.   

g. Sustainable pattern of development  

Both Oaklands and Mardley Heath and Welwyn village are excluded from the Green Belt 
and are identified in the District Plan as specified settlements. In principal, they are 
sustainable locations for development. 

h. Contiguous with an urban boundary and readily recognisable physical boundary features 
likely to be permanent 

No. The site is not contiguous with an urban boundary being separated from Oaklands and 
Mardley Heath by eight detached residential properties and utilities plant, all of which are in 
the Green Belt. It is separated from Welwyn village by the A1 (M) and a Local Nature 
Reserve, also in the Green Belt. The site would need to be inset. 

Local Green Belt i. To broadly maintain the existing settlement pattern 

                                                      
4 Size of settlement and number of households by settlement: - refer to Annual Monitoring Report 2006/07. 
Source, ONS Census 2001 output areas. Similar outputs from the 2011 Census not yet available. 
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Purpose (Strategic 
Green Belt 
Assessment) 

The site contributes to the gap between Oaklands / Mardley Heath and Welwyn. The gap 
contains ribbons development in the form of large detached houses and utilities plant 
along the Great North Road / B197.  The site makes a limited contribution towards the 
visual perception of the gap as it is well screened.  

 Site Availability and Achievability 
Availability  Freehold land registered to promoter of site. Available within 0-5 years 

Viability Land is promoted for private development. Owner intends to meet all costs of delivery.  

Deliverability  In light of the comments received from HCC Highways, an investigation into access 
arrangements would be required to better accommodate the turning movements to and from 
the site and to help offset the intensification of use.  A detailed noise impact report would need 
to be carried out to respond to concerns raised by Environmental Health. These matters would 
need to be resolved in order for this site to be delivered.  

 Site Capacity 
 Existing Proposed Total 
Number of permanent 
pitches 5 7 12 

Number of caravans 
propose 10 14 24 

Number of parking 
spaces Not provided 
Play area 

Council’s estimate of 
pitch capacity 

11: The site could accommodate up to 11 average family size pitches but this could lead to the 
loss of the paddock area. A smaller number of pitches would be more appropriate if a need 
continued for an area for the keeping of horses. 

Conclusion 

The site is bounded by the A1(M) to the east and the Great North Road (B197) to the west. It is 
well located to a primary school and local shops in Oaklands and Mardley Heath as well as a 
wider range of services in the larger village of Welwyn.  

The existing site has planning permission for 5 pitches with up to10 caravans (5 static and 5 
touring). The site is occupied by the owner. A further 7 pitches are promoted bringing the total 
number of pitches on site to 12 with 24 caravans (12 static and 12 touring) in addition to a 
utility block, day room and small paddock area for horses. Submitted plans suggest an 
estimated area of 2,100sqms would be allocated for 7 pitches. This equates to 300sqms per 
pitch. This would result in a cramped layout and size of pitch, with no room for landscaping or 
noise attenuation measures that may be required. A reduction in the number of new pitches 
from 7 to 6 would represent a more appropriate density assuming the paddock area is not 
retained.  

An intensification of this size has implications for vehicle movements on the Great North Road 
(B197). Access to the site is located immediately at the end of a dual carriageway on classified 
road with a 60mph speed limited. Improved access arrangements will be required to 
accommodate the turning movements into and from a more intensely used site. 

Environmental Heath have raised a number concerns in relation to the noise impacts of the 
A1(M) on future occupants of a more intensively used site. A comprehensive noise survey will 
be required.  

The site makes a limited contribution to the purposes of including land in the Green Belt.  

Suitable 

The site is considered suitable subject to;  

i. Further detailed investigations on highways access, 
ii. A comprehensive noise analysis and mitigation measures if required, 
iii. Reducing new development to 6 new pitches, so that the site accommodates a 

maximum of 11 pitches including the 5 existing (assuming no paddock area). If the 
paddock is to be retained, then a smaller number of pitches would be more 
appropriate. 
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GTLAA 05 – Parsonage Farm, Welham Green 
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Site Assessment 

Site Reference GTLAA 05 - PARSONAGE FARM 
Location of site Parsonage Farm, Welham Green 

Site Area 11.3 ha  

Greenfield / Previously 
developed 

Greenfield 

Existing Use Grazing land / paddocks 

Stage 1 Assessment Site Suitability 

Policy Designations  
Green Belt, Watling Chase Community Forest.  
Wildlife Site 100 – Grasslands North of Parsonage Road. 

Environmental Constraints  
Located in Flood Zone 1 (low probability of flooding). Small parts of the site are liable to 
surface water flooding. 
Agricultural land quality is classified as urban land 

Stage 2 Assessment Site Suitability 
Land Use Designations 

Not applicable - Site fails

 

 Stage 1 of assessment (Wildlife Site) 

Physical Infrastructure 

Access to Social Infrastructure 
(measured as a walkable distance 
from blue dot) 

Site Access 

Relationship to existing 
settlements  
(proximity and scale) 

Characteristics of site and 
impact on amenity 

Green Belt 

Stage 3 Assessment Site Availability and Achievability 

Availability   

Not applicable - Site is not considered suitable 

 

Viability 

Deliverability  

Site Capacity   

Number of caravans 

None stated. (If the council considers that the site is suitable for Gypsy and Traveller 
development, the HCA would work with the council to bring it forward). 

Number of permanent pitches 
Number of parking spaces 
Play area 
Council’s estimate of pitch 
capacity 

To be assessed in the context of the Local Plan strategy for Broad Locations for Growth 

Conclusion 
This site has previously been assessed through the council’s Strategic Housing Land 
Availability Assessment (SHLAA 2) which concluded that the site was not suitable for 
development. Nothing has changed to the Wildlife status of the site. 

Unsuitable 

The site is considered unsuitable. It fails Phase 1 of the Assessment for the following 
reasons: 

i. It is designated as a Wildlife Site;  
ii. It is not considered suitable for housing development as assessed in the 

council’s SHLAA 2. 
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 GTLAA 06 – Land west of Panshanger Airfield, Welwyn Garden City 

 
 

  



35 

 

 

Site Assessment 

Site Reference GTLAA 06 - LAND WEST OF PANSHANGER AIRFIELD 
Location of site Land west of Panshanger Airfield, Welwyn Garden City  

Site Area 15.3ha  

Greenfield / Previously 
developed Greenfield 

Existing Use Mainly meadowland. Networks of rough pathways cross the site; area appears to be used 
informally for recreation. Land is in agricultural use towards the northern end of the site.  

Site Suitability Stage 1 Assessment 

Policy Designations  Part of the sites is designated as an Area of Special Restraint, part as a Structural Landscape 
Area. Part of the site is designated as Green Belt. 

Environmental 
Constraints  

The site is located within Flood Zone 1 (low probability of flooding). Parts of the site are laible to 
surface water flooding. 
Agricultural land classification is part non-agriculture / part urban / part grade 3. 
Environment Health has advised that a contamination test would be required, as land may have 
been previously used for military purposes (impact unknown).  

Site Suitability Stage 2 Assessment 
Land Use Designations Landscape Character Area 45 - Welwyn Fringes and adjoins Urban Open Land Site 53 – 

Springmead Junior Playing Fields / Hilly Fields 

Physical Infrastructure Not details provided. 

Access to Social 
Infrastructure 
(measured as a walkable 
distance from blue dot) 

Primary Schools: 400m to Springmead Primary School 

Shops: 800m to Moors Walk – Large Neighbourhood Centre 

Medical Centre: 900m to Moors Walk Surgery 

Transport: Bus stops on Herns Lane  

Site Access No plans submitted.  If access were to be sought from Herns Lane, this is a local distributor road 
subject to a 30mph speed limit. Access would need to be designed in accordance with Design 
Manual for Roads and Bridges for Herts. There are no footpaths or cycleways along the boundary 
with Herns Lane or the B1000. A foot path and cycle path is provided on the southern boundary to 
Springmead Primary School.  

Relationship to existing 
settlements 
(proximity and scale) 

The site is located to the north-east of Welwyn Garden City, bounded by Herns Lane to the north-
west, B1000 to the north, Panshanger Aerodrome to the east, residential to the south-east and 
west, and a primary school to the south.  
A 15 pitch site would be equivalent to 0.08% of the number of households in Welwyn Garden City 
(18,217, Census 2001).5 

Characteristics of site 
and impact on amenity  
  

This large site is irregular in shape and generally open in character. It is well screened by trees 
and vegetation along Herns Lane.  The northern part of the site (junction of Herns Lane and the 
B1000) is used for arable farming and land levels rise away from this corner of the site in a south 
westerly direction. A large area is known as Hilly Fields Meadow, an area of grassland and a 
small woodland area. There are views across the site from surrounding residential areas.  

The southern-most part of the site, which is the flattest part of the site, lies at the western end of 
the runway serving Panshanger Aerodrome and is affected by flight paths. Previously, a planning 
application (C6/259/85) was refused for residential development on this site, as it ‘…would give 
rise to such a conflict of interests between residents and the airfield that the safety and amenity of 
residents would be seriously prejudiced’.   

                                                      
5 Size of settlement and number of households by settlement: - refer to Annual Monitoring Report 2006/07. 
Source, ONS Census 2001 output areas. Similar outputs from the 2011 Census not yet available. 
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In the absence of any established mature tree or other planting at the southern end of the site, 
development here would be highly visible to nearby residential areas. 

Green Belt: 
 
 

a. Check unrestricted sprawl of large built up areas 

The southern part of the site is not in the Green Belt; it is an Area of Special Restraint. The 
Green Belt lies beyond the ASR to the north. The site makes a limited or no contribution 
towards checking unrestricted sprawl of large built-up areas of London, Luton and Dunstable 
and Stevenage. 

b. Prevent neighbouring towns from merging  

The site contributes to the gap between Welwyn Garden City and Hertford. The gap contains 
a mix of open agricultural land and small settlements but is relatively free from development.  
The site contributes to the visual perception of the gap as it is open and free from 
development however this is limited due to the scale of the gap. The site makes a partial 
contribution to this purpose. 

c. Safeguard the countryside from encroachment 

The site exhibits strong countryside characteristics, high levels of visual openness and is free 
from encroachment / development. For that part of the site that lies within the Green Belt, the 
site makes a significant contribution to this purpose. 

d. Preserve the setting and special character of historic towns 

No conflict with this purpose identified. The heart of the historic Garden City is a considerable 
distance from this site. 

e. Assist in urban regeneration 

No urban sites were submitted for the council’s consideration; as such this development has 
no conflict with this purpose. 

f. Impact on openness 

The site is open in character. For that part of the site that lies within the Green Belt, a conflict 
would arise.  

g. Sustainable pattern of development  

Welwyn Garden City is the borough’s largest town and is a primary focus for new 
development.  No conflict with this purpose. 

h. Contiguous with an urban boundary and readily recognisable physical boundary features 
likely to be permanent 

The southern part of the site is contiguous with the urban boundary but this land is not within 
the Green Belt. The boundary of the site along Herns Lane and the B1000 is defined by 
mature tree planting. The aerodrome to the east and residential areas to the south and west 
define the remaining boundaries. The site is in excess of the area of land that would be 
required for a Gypsy and Traveller site and there are no readily recognisable features within 
the site that would define a boundary for a smaller site.  

Local Green Belt 
Purpose (Strategic Green 
Belt Assessment) 

i. To broadly maintain the existing settlement pattern 
The site contributes to the gap between Welwyn Garden City and Tewin. The gap is relatively 
free from development and contains agricultural land.  The site contributes to the visual 
perception of the gap as it is open and free from development. The site makes a significant 
contribution to this local purpose. 
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 Site Availability and Achievability 

Availability  
The site is owned by the Homes and Communities Agency, the national housing and 
regeneration agency for England. If the site is considered suitable, the Agency would work with 
the council to bring it forward in line with the Council’s Local Investment Plan and Local Plan. 

Viability Promoting investment that meets the needs of Traveller communities is one of the Agency’s 
equality objectives published in April 2012.  

Deliverability  If the site is considered suitable, the Agency would work with the council to bring it forward in 
line with the Council’s Local Investment Plan and Local Plan.  

  Site Capacity 
Number of caravans 
proposed 

Not stated (see notes below)  

Number of permanent 
pitches proposed 

Not stated (see notes below) 

Number of parking 
spaces Not stated 
Play area 

Council’s estimate of 
pitch capacity 

The site is much larger than would be required to deliver 15 pitches. 

Conclusion  

To the north, the site is characterised by uneven, sloping land, not suitable for the stationing of 
caravans. Development on land at the more level southern end of the site would conflict with 
the use of the adjoining aerodrome runway. A previous planning application (C6/259/85) was 
refused for residential development on part of this site, as it “… would give rise to such a 
conflict of interests between residents and the airfield that the safety and amenity of residents 
would be seriously prejudiced’.  

Environment Health has advised that a contamination test would be required, as land was 
previously used for unknown military purposes. 

The southern part of the site was part of a potential Broad Location Growth (BLG1), as set out 
in the Emerging Core Strategy 2012. This BLG has an estimated capacity for around 700 new 
homes with a mix of housing types and tenures including a new Gypsy and Traveller site of 15 
pitches. The landowner has indicated that should the site be considered suitable, it will work 
with the council to bring it forward in line with the Council’s Local Investment Plan and Local 
Plan.  

Beyond the ASR boundary, the site makes a significant contribution to safeguarding the 
countryside from encroachment and to maintaining the local gap between Welwyn Garden City 
and Tewin.  

Unsuitable 

(Site in isolation)  

In isolation, the site is considered unsuitable. The gradient on the northern part of the site is 
unsuitable for the stationing of caravans and the more level part of the site lies at the end of the 
runway of the adjacent aerodrome resulting in a safety conflict.  

Suitable (BLG1) 

The suitability of the site could be reconsidered should the southern part be brought forward as 
part of the comprehensive development of the Broad Location for Growth identified in the 
Emerging Core Strategy 2012, subject to: 

i. Results from any contamination tests/any remedial works as necessary  
ii. Further discussions with landowners 
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GTLAA 07 – Thunderbridge Yard, Bulls Lane, Welham Green 
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Site Assessment 

Site Reference GTLAA 07 – THUNDERBRIDGE YARD, BULLS LANE, WELHAM GREEN 
Location of site South of Bulls Lane, east of the East Coast Mainline railway 

Site Area 0.14ha 
Greenfield / Previously 
developed Previously developed 

Existing Use 2 pitch Gypsy and Traveller site (2 mobile homes, 2 touring caravans and 2 
washrooms. Temporary permission until 2016).  

Site Suitability Stage 1 Assessment 

Policy Designations  
Green Belt. 

Adjacent to Wildlife Site 90 (Meadow north of Peplins Wood) 

Environmental Constraints  

Site located in Flood Zone 3 (high probability of flooding) and Flood zone 2. Entire 
site also liable to surface water flooding. 

Agricultural land classification is part urban / part Grade 3. 

Noise assessment and mitigation measures. 

Site Suitability Stage 2 Assessment 
Land Use Designations 

Not applicable - Site fails
The site is located in Flood Zone 3 (high probability of flooding) and Flood Zone 2. 

Caravans and mobile homes intended for permanent residential use are identified as 
a highly vulnerable type of development in relation to flood risk. Whilst the site was 
granted temporary planning permission on appeal, the Inspector considered that 
mitigation measures did not outweigh the risk and concluded that the flood risk 

implications carried significant weight against a permanent planning permission.  

 Stage 1 of Assessment.  

Physical Infrastructure 
Access to Social Infrastructure 
(measured as a walkable distance 
from blue dot) 

Site Access 
Relationship to existing 
settlements  
(proximity and scale) 
Characteristics of site and impact 
on amenity  
Green Belt  

 Site Availability and Achievability 
Availability  

No information – site not promoted through the Call for Sites Viability 
Deliverability  

Site Capacity   
Number of caravans 

Not applicable - Site fails Stage 1 of Assessment 

Number of permanent pitches 
Number of parking spaces 
Play area 
Council’s estimate of pitch 
capacity 

Conclusion 

The site falls within Flood Zone 3, the highest probability of flooding. Caravans 
intended for permanent residential use are a vulnerable type of development and the 
Inspector on appeal considered that the flood risk outweighed a permanent 
permission.  

Unsuitable  The site is considered unsuitable. It fails Phase 1 of the Assessment due to the risk of 
flooding. 
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