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Appendix 2: Assessment of the suitability, availability and achievability of site reviewed at stage 2 
 

Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 

BrP1 Bell Lane 

Alan Perkins 
on behalf of J. 

White 
Custodian 

Trust 

5.3 100 

Site between 2 
and 6ha so 
estimated 
density is 
30dph. 

However, this 
may need to 
be reduced 

pending 
further 

highway 
investigations. 

Significant national: None 
Partial national: Encroachment 

Local Purpose: Significant 
Openness/visual: Mixed 

Openness/physical: High 
Gap: Local – Significant 

contribution (between Welham 
Green and Brookmans Park) 

Cumulative impact: Potential 
for cumulative impact 

Boundaries: Site boundaries 
strong but not contiguous with 
urban boundary. Would require 

review of GB boundary to include 
land between site and urban 

boundary or result in a 
disconnected settlement pattern. 

Landscape: medium sensitivity / 
medium capacity to 

accommodate change. Within 
10km of a SAC. Access from 

Great North Road not supported 
by HCC where alternative 

possible. However, width of Bell 
Lane may restrict dwelling 
capacity. Part of the site is 
subject to surface water 

flooding. Waste water treatment 
and sewerage network 

upgrades may be required, 
primary school provision to be 

addressed.  Noise and air 
pollution from Great North 

Road. 
Conclusion: An alternative 
Green Belt boundary would 

need to include land (including 
woodland) between site and 

existing urban area, which is not 
necessary to release.  

No Yes 
Actively 

promoted with 
agent 

£350 
psf 

Costs likely to 
be associated 
with highways 

upgrades. 
Should highway 
access result in 
a lower capacity 

unclear if 
viability would 
be affected. 

Promoter 
suggests 100 
dwellings at a 
low density of 

19 dph. 
Highway 

widening may 
be required 
but land is 
available to 

widen road in 
places. 

Mitigation from 
noise and air 

pollution.  
Need to take 
account of 

surface water 
flooding.  

Upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 

Yes  n/a (site not 
suitable) 

BrP2 North east of 
Great North Road 

Brian Barbour 
Associates on 

behalf of J. 
White 

Custodian 
Trust. 

1.4 55 

Site smaller 
than 2ha so 
estimated 
density is 

40dph 

Significant national: None 
Partial national: Encroachment 
Local purpose: Limited or No 

Openness/visual: Low 
Openness/physical: High 

Gap: No 
Cumulative impact: Potential 

for cumulative impact 
Boundaries: Site boundaries 

moderate to strong. Site would 
breach existing strong boundary 

of the A1000. 

Landscape: medium sensitivity / 
medium capacity to 

accommodate change. Within 
10km of a SAC. Highways 

concern due to access onto the 
principal road network (Great 

North Road). Waste water 
treatment and sewerage 

network upgrades may be 
required, primary school 

provision to be addressed. 
Noise and air pollution from 

Great North Road. 
Conclusion: Would result in a 
weaker Green Belt boundary 
than existing and is likely to 
result in a wider area being 

excluded from the Green Belt. 
Would also lead to further 

ribbon development along Great 
North Road.  Access concerns. 

No Yes 
Actively 

promoted with 
agent 

£350 
psf 

Costs likely to 
be associated 
with access 

onto the 
highway 
network. 

Highways 
access onto 

principle road 
network needs 

further 
investigation.  

Promoters 
suggest lower 

density of 
between 7 and 

30 dph.  
Mitigation from 
noise and air 

pollution.  
Upgrades to 

WwTW, 
sewerage and 
primary school 

provision. 

 No- 
uncertainty 

about suitable 
access onto 
the principal 
road network 

n/a (site not 
suitable) 

BrP4 West of 
Brookmans Park 

Aecom on 
behalf of the 

Royal 
Veterinary 

College 

12 300 

Larger area of 
22 hectares 
available.  
However, 

developable 
area reduced 

to 12 ha to 

Significant national: 
Encroachment 

Partial national: Towns merging 
Local purpose: Significant 

Openness/visual: High 
Openness/physical: High 

In close proximity to existing 
village centre. Adjacent to 

wildlife site (WS144), Within 
10km of a SAC. Landscape: 

High sensitivity / Low capacity 
to accommodate change. Flood 

Zone 2/3 along southern 

Yes Yes 
Actively 

promoted with 
agent 

£350 
psf 

Upgrades would 
involve work to 
the bridge over 

railway this 
would require 

liaison with 
HCC Highways, 

Highways 
authority will 
need to be 

satisfied with 
pedestrian 

links between 
site and 

No -
Uncertainty 

about viability 
of achieving 

suitable 
pedestrian 

access 

n/a (site not  
achievable) 



32 
 

Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
allow for green 
infrastructure. 
Assessed at 
25dph as site 
is larger than 

6ha. 

Gap: Strategic between Hatfield 
and Potters Bar 

Cumulative impact: Substantial 
potential for cumulative impact 
Boundaries: Site boundaries 

moderate to strong. Site would 
breach existing strong boundary 

of the railway. 

boundary, no development is 
proposed in this area. Small 

areas of the site are subject to 
surface water flooding. Scale of 

development likely to trigger 
significant improvements to 

highway network. Pedestrian 
flows between the site and the 

village rely upon a narrow 
footpath and a footbridge which 
is not public highway (privately 
owned). Upgrades, if needed, 

may involve possession 
(closure) of rail line. Waste 

water treatment and sewerage 
network upgrades may be 
required. Primary school 

provision may be addressed 
either through enhancement of 

existing facility or new site, 
within inner GSPZ & noise from 

railway to be mitigated. 
Conclusion: New Green Belt 

boundary would be weaker than 
existing. Will trigger highway 

upgrades. Upgrades to 
pedestrian routes may involve 
bridge over railway.  However, 

account will need to be taken of 
the substantial cumulative 
impact on the Green Belt. 

Network Rail 
and Train 
Operating 
Company. 

Costs could 
constrain 

viability, e.g. 
may involve 
railway line 
possession. 

village. May 
involve bridge 
over railway 
not within 
promoter's 
ownership. 

Mitigation from 
noise pollution, 

landscape 
sensitivity and 

proximity to 
sites with a 

nature 
conservation 
designation 
and ancient 
woodland. 

Need to take 
account of 
GSPZ and 

surface water 
flooding.  

Upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 

between site 
and village.  

BrP6 Bluebridge Road 

Aecom on 
behalf of the 

Royal 
Veterinary 

College 

12.1 170 

Reduction in 
capacity as 

northern part 
of sites within 
flood zones 2 

and 3 and 
noise 

attenuation 
required due 

to proximity of 
railway line. 
Low density 
equivalent to 

14dph (on 
gross site 

area). 

Significant national: 
Encroachment 

Partial national: Towns merging 
Local purpose: Significant 

Openness/visual: High 
Openness/physical: High 

Gap: Strategic between Hatfield 
and Potters Bar 

Cumulative impact: Significant 
potential for cumulative impact 
Boundaries: Site boundaries 

strong. Site contained by roads 
and railway line. 

Northern part of site is in Flood 
Zone 2/3 and in an inner GSPZ. 
No development is proposed in 
this area.  Northern part of the 

site is also liable to surface 
water flooding. Wildlife site 
(WS150) to the north east. 

Within 10km of a SAC. 
Landscape: medium sensitivity/ 
low capacity. Creation of new 
access and traffic measures 
would change nature of road 

from rural to semi-urban. Traffic 
speed measures likely to be 

required. Footpath would need 
widening along Bluebridge 
Road, along length of site. 
Waste water treatment and 

sewerage network upgrades 
may be required, primary school 

provision needs to be 
addressed either through 

enhancement of existing facility 
or new site. Noise from railway 

to be mitigated. In close 

Yes Yes 
Actively 

promoted with 
agent 

£350psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Mitigation from 
noise pollution 
and proximity 

to site with 
nature 

conservation 
interest. Would 

need to take 
account of FZ3 
surface water 
flooding and 

GSPZ. 
Highways, 

WwTW and 
sewerage 

upgrades and 
primary school 

provision. 

Yes 0-5 yrs 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
proximity to existing village 

centre. 
Conclusion: Roads and railway 

provide strong opportunity to 
revise Green Belt boundary. Will 

trigger highway and footpath 
upgrades & speed control 

measures.  However, account 
will need to be taken of the 

substantial cumulative impact 
on the Green Belt. 

BrP9 Friday Grove 

Living 
Villages on 
behalf of N 

Bedford, G&Z 
Isaacs 

7.6 190 

Site larger 
than 6ha so 
estimated 
capacity of 

25dph. 

Significant national: 
Encroachment and historic 

setting 
Partial national: Towns merging 

Local purpose: Significant  
Openness/visual: Mixed 

Openness/physical: High 
Gap: Strategic between Hatfield 
and Potters Bar. Local between 

Brookmans Park and Potters Bar 
Cumulative impact: potential for 

cumulative impact 
Boundaries: Site boundaries 
moderate to strong.  Site not 

contiguous to urban boundary, 
adjoins BRP10 which is also not 

contiguous. 

Adjacent to two wildlife sites 
(WS150 and WS158). Within 
10km of a SAC. Landscape: 

high sensitivity / low capacity. 
Creation of new access and 

traffic measures would change 
nature of road from rural to 

semi-urban. No footpath on east 
side of Bluebridge Road, would 
require pedestrian crossing to 
west side. Small areas of the 

site are subject to surface water 
flooding. Waste water treatment 

and sewerage network 
upgrades may be required; 

primary school provision needs 
to be addressed.  

  Conclusion: Site makes a 
significant contribution to the 

setting of Gobions Historic Park 
and Garden.  Site does not 

adjoin urban boundary. Could 
only be contiguous if BrP10 and 
BrP16 (Wildlife site 150) came 

forward. 

No Yes 

Three 
landowners, 

actively 
promoted with 

agent 

£350psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to landscape 
impact and 
proximity to 
sites with 

nature 
conservation 
interest and 
Historic Park 
and Garden. 
Need to take 
account of 
GSPZ and 

surface water 
flooding.  

Highways, 
WwTW and 
sewerage 

upgrades and 
primary school 

provision. 

Yes n/a (site not 
suitable) 

BrP10 Raybrook Farm 

Living Vilages 
on behalf of 

M and A 
Rayner 

4ha 120 

Bewteen 2 and 
6ha so 

estimated to 
be 30dph 

Significant national: historic 
setting 

Partial national: Towns merging 
and encroachment 

Local purpose: Significant 
Openness/visual: Mixed 

Openness/physical: High 
Gap: Strategic between Hatfield 
and Potters Bar. Local between 

Brookmans Park and Potters Bar 
Cumulative impact: potential for 

cumulative impact 
Boundaries: Site boundaries 
moderate to strong.  Site not 
contiguous to existing urban 

boundary. Could only adjoin if 
BrP10 and BrP 16 (Wildlife site) 

Adjacent to two wildlife sites 
(WS150 and WS158). Within 
10km of a SAC. Landscape: 

high sensitivity / low capacity. 
Creation of new access and 

traffic measures would change 
nature of road from rural to 

semi-urban. No footpath along 
part of frontage. Narrow 

footpath along other part of 
frontage would need upgrading. 

Waste water treatment and 
sewerage network upgrades 
may be required and primary 
school provision needs to be 

addressed.  Northern part of site 
is in an inner GSPZ and parts of 

the site are liable to surface 
water flooding. 

No Yes 

Actively 
promoted. Two 

landowners 
with agent 

£350psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to landscape 
impact and 
proximity to 
sites with 

nature 
conservation 
interest and 
historic park 
and garden. 
Highways. 

Would need to 
take account 
of GSP and 

surface water 
flooding.  

WwTW and 
sewerage 

upgrades and 

Yes n/a (site not 
suitable) 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
came forward. Conclusion: Site makes a 

significant contribution to the 
setting of Gobions Historic Park 

and Garden.  Site does not 
adjoin urban boundary. Could 
only be contiguous if BrP16 

(Wildlife site 150) came forward.  

primary school 
provision. 

BrP12 Peplins Wood 

Aurora 
Properties Ltd 
/ Deloittes on 
behalf of J. 

White 
Custodian 

Trust 

21.2 40 

Promoter 
identifies 8.1 

ha for housing. 
Capacity 

reduced to 40 
dwellings 
pending 

response of 
emergency 

services and 
review by 
highway 
authority. 

Significant national: 
encroachment 

Partial national: Towns merging 
Local purpose: Significant  
Openness/visual: Mixed 

Openness/physical: High 
Gap: Strategic between Hatfield 
and Potters Bar. Local between 
Brookmans Park and Welham 

Green 
 Cumulative impact: Significant 
potential for cumulative impact 
Boundaries: Site boundaries 

moderate to strong. 
 

Adjacent to ancient woodland 
and a wildlife site (WS146). 

Within 10km of a SAC. 
Landscape: sensitivity medium / 
low capacity. Subject to views of 
emergency services, unlikely to 

be unacceptable in highway 
terms. Waste water treatment 

and sewerage network 
upgrades may be required. 

Potential for noise from railway 
to western part of site. Within 

total catchment area of a GSPZ 
and some areas of the site are 

subject to surface water 
flooding. 

Conclusion: Capacity has been 
reduced pending response of 

emergency services and review 
by highway authority. If site 

comes forward, development 
will be contained in the southern 

area closest to the urban 
boundary, to reduce 

encroachment into the Green 
Belt.  However, account will 

need to be taken of the 
substantial cumulative impact 

on the Green Belt. 

Yes Yes 
Actively 

promoted with 
agent 

£350psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Highway 
access subject 

to feedback 
from 

emergency 
services. 

Mitigation from 
noise pollution 

and for 
landscape 
impact and 
proximity to 

nature 
conservation 
sites. Need to 
take account 
of GSPZ and 
surface water 

flooding.  
Upgrades to 

WwTW, 
sewerage 

Yes 0-5 yrs 

BrP13 West of Golf Club 
Road 

DLA Town 
Planning Ltd 
on behalf of 
Brookmans 
Park Golf 
Club Ltd 

0.7 30 

Smaller than 2 
ha so density 
estimated at 

40dph. 

Significant national: None 
Partial national: Towns merging 

and encroachment  
Local purpose: Partial  

Openness/visual: Mixed 
Openness/physical: High 

Gap: Strategic between Hatfield 
and Potters Bar. Local between 
Brookmans Park and Bell Bar 

Cumulative impact: potential for 
cumulative impact.    Boundaries: 

Site boundaries moderate to 
strong. 

Within 10km of a SAC. Access 
relies on Golf Club Road - not 
adopted highway. Operates as 
a private driveway and serves 

more traffic than ideally suitable 
for a road of this type. 

Inadequate in width to serve a 
significant increase in traffic. 

Road serves as Public Footpath 
68, used by pedestrians and 

cyclists (vulnerable road users). 
Site does not extend to 

Brookmans Avenue so no 
opportunity to widen road along 
full extent of access. Significant 

safety concerns. Landscape: 
high sensitivity/ low capacity. 

WwTW and sewerage network 
upgrades may be required and 

No Yes 
Actively 

promoted with 
agent 

£350psf 

Unknown cost 
to make 

provision for 
footpaths and 
widen highway 

access to 
Brookmans 

Avenue. 

Site does not 
extend to 

Brookmans 
Avenue so no 
opportunity to 

widen road 
and provide 

footpaths 
along full 
extent of 
access.  

Mitigation for 
landscape 

impact.  
Upgrades to 

WwTW, 
sewerage and 
primary school 

provision. 

No - No 
suitable 
access 

n/a (site not 
suitable) 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
school provision will need to be 

addressed.  
Conclusion: Highway 
objections to further 

development from Golf Club 
Road. 

BrP14 East of Golf Club 
Road 

Jane Osbourn 
Associates on 

behalf of A 
Cole 

0.5 15 

0.37ha 
available for 

development, 
so as site is 
smaller than 

2ha, density is 
40dph. 

Significant national: None 
Partial national: Towns merging 

and encroachment 
Local purpose: Partial 

Openness/visual: Mixed 
Openness/physical: High 

Gap: Strategic between Hatfield 
and Potters Bar. Local between 
Brookmans Park and Bell Bar.                              

Cumulative impact: potential for 
cumulative impact. 

Boundaries: Site boundaries 
moderate to strong. 

Adjacent to wildlife site (WS 
165).  Within 10km of a SAC. 

Landscape: medium sensitivity/ 
medium capacity. Highways 

access not supported by 
highway authority via Golf Club 
Road but access possible from 

74 Georges Wood Road. 
WwTW and sewerage network 
upgrades may be required and 
school provision will need to be 

addressed.  
Conclusion: Subject to suitable 

highways access no absolute 
barrier to development. 

Yes Yes 

Actively 
promoted by 

one landowner 
with agent.  
Unknown 

intentions of 
second 

landowner. 

£350psf 

Costs likely to 
be associated 
with access 

onto the 
highway 
network. 

Highways 
access needs 

further 
investigation. 

Unknown 
availability of 
northern part 

of the site 
constrains 

capacity to 15. 
Upgrades to 

WwTW, 
sewerage and 
primary school 

provision. 
Mitigation due 
to proximity to 
site of nature 
conservation 

interest. 

Yes 0-5 yrs 

Cuf1 The Meadway 

Bidwells on 
behalf of 
multiple 

landowners 

4.4 30 

Highway 
access, noise 
pollution from 
railway, flood 
zone 3 along 
northern edge 

of site. 
Previous 

quarrying and 
fill at eastern 
end of site. 
Capacity 

adjusted to 30 
dwellings. 

Significant national: 
Encroachment 

Partial national: Towns merging 
and sprawl 

Local purpose: Partial 
Openness/visual: Mixed 

Openness/physical: High 
Gap: Strategic between 

Cheshunt and Potters Bar. Local 
between Cuffley and Goff's Oak 

Cumulative impact:  No    
Boundaries: Site boundaries 

moderate to strong. 

Close to wildlife site (WS183). 
Within 5km of a SAC and within 

10km of a SPA. Potential for 
overland flow so stage 2 SFRA 

could be required.  Flood zone 3 
runs along north eastern edge 

of the site. Landscape: Medium 
sensitivity/ medium capacity. 
Waste water treatment and 

sewerage network upgrades 
may be required. School 

provision needs to be 
addressed. Unknown fill due to 
previous quarrying at eastern 

end. Noise pollution from 
railway will require mitigation 
measures. Access via The 

Meadway, a minor access road 
limits capacity. 

Conclusion: Suitable site with 
limited capacity due to highways 

access.  To reduce 
encroachment into the Green 
Belt, if development comes 
forward it should not extend 
further east than the existing 

urban boundary.  

Yes Yes 

Actively 
Promoted with 

one agent.  
Multiple 

landowners. 

£335 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Stage 2 SFRA 
could be 
required.  
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 
Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest and 
noise due to 
proximity of 

railway. 

Yes 0-5 yrs 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 

Cuf4 Cuffley Hills Farm 
M.J. Cook on 

behalf of B 
Barrett 

17.4 275 

Excludes area 
of 

archaeological 
significance 
and Cuffley 
Hills Farm 
House so 

developable 
area is 11 

hectares. Site 
is over 6ha so 

estimated 
density is 

25dph 

Significant national: 
Encroachment 

Partial national: Sprawl and 
Towns merging 

Local purpose: Significant 
Openness/visual: High 

Openness/physical: High 
Gap: Strategic between 

Cheshunt and Potters Bar and 
London. Local between Cuffley 

and Potters Bar 
Cumulative impact:  potential 

for cumulative impact on 
strategic gap 

Boundaries: Site boundaries 
moderate to strong. 

Within 5km of a SAC and 10km 
of a SPA.  Adjacent to wildlife 

site (WS168). Protected species 
activity identified (badgers).  

Landscape: high sensitivity and 
low capacity.  AAS23 covers 
part of site (excluded from 

developable area). Flood Zone 
2/3 to the west. Potential for 

overland flow so stage 2 SFRA 
could be required. Parts of the 

site are subject to surface water 
flooding. Restrictive road 

frontage, suitable for main 
access but not additional 

emergency access. Potential for 
cumulative impact on highway 
network, including junction with 

M25. Waste water treatment 
and sewerage network 

upgrades may be required. 
School provision needs to be 

addressed.           
Conclusion: Highly visible site 
so will have a significant impact 
on the openness of the Green 

Belt. Sensitive landscape and a 
low capacity to accommodate 
change. Habitat of a protected 

species. 

No Yes 
Actively 

Promoted with 
agent 

£335 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Access may 
need to 

involve third 
party land. 

Wider impact 
on highway 

network. Stage 
2 SFRA could 
be required. 
Protected 
species. 

Mitigation due 
to landscape 
impact and 
proximity of 
sites with 

nature 
conservation 

interest. Need 
to take 

account of 
surface water 

flooding. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision.  

No – uncertain 
subject to 
suitable 

access, wider 
impact on 
highway 

network and 
protected 
species 

n/a (site not 
suitable) 

Cuf5 
Land west of 

Northaw Road 
East 

Metropolis 
Planning and 

Design on 
behalf of D. 

Williams & Co 

23.5 590 

Site is over 
6ha so 

estimated 
density is 
25dph. 

Promoter has 
consulted on a 

similar 
capacity. 

Significant national: 
Encroachment 

Partial national: Sprawl and 
Towns merging 

Local purpose: Significant 
Openess/visual: High 

Openess/physical: High 
Gap: Strategic between 

Cheshunt and Potters Bar and 
London. Local between Cuffley 

and Potters Bar 
Cumulative impact: Potential 

for cumulative impact on 
strategic gap.  

Boundaries: Site boundaries 
moderate to strong.  

Within 5km of one SAC, partly 
within10km of another SAC and 
within 10km of a SPA. Protected 

species habitat identified 
(badgers). Steep topography, 
prominent and highly visible 
landscape.  Landscape: high 
sensitivity and low capacity. 
Flood Zone 2/3 to the west. 

Potential for overland flow so 
stage 2 SFRA could be 

required. Parts of the site are 
subject to surface water 

flooding. Potential for 
cumulative impact on highway 
network, including junction with 
M25.  School proposed as part 
of development. Waste water 

treatment and sewerage 
upgrades may be required. 

Promoter states zero carbon 
development can be achieved.  

Conclusion: Topography 
makes site highly visible, so will 
have a significant impact on the 

openness of the Green Belt.  

No Yes 
Actively 

Promoted with 
agent 

£335 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability.  

Wider impact 
on highway 

network. Stage 
2 SFRA could 
be required. 
Need to take 
account of 

surface water 
flooding. 
Protected 
species. 

Mitigation due 
to landscape 
impact and 
proximity of 
sites with 

nature 
conservation 

interest. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 

No -Uncertain 
due to wider 
impact on 
highway 

network and 
protected 
species 

n/a (site not 
suitable) 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
Sensitive landscape and a low 

capacity to accommodate 
change. Habitat of a protected 

species. 

Cuf6 East of Northaw 
Road East  

Marrons on 
behalf of 

Lands 
Improvement 
Holdings Ltd 

4.4 110 

Noise 
adjustment to 
25dph. Taking 
into account 

presence of an 
overhead 

power cable 
over SE corner 
of site, agent 
estimates a 

slightly lower 
capacity 

Significant national: 
Encroachment 

Partial national: Sprawl and 
Towns merging 

Local purpose: Limited or no 
Openess/visual: Mixed 

Openess/physical: High 
Gap: Strategic between 

Cheshunt and Potters Bar 
 Cumulative impact: Potential 

for cumulative impact 
Boundaries: Site boundaries 

moderate to strong. 

Within 5km of one SAC, 
within10km of another SAC and 
within 10km of a SPA. Adjacent 
to AAS37. Landscape: medium 

sensitivity/ medium capacity. 
Parts of site subject to surface 
water flooding. Development in 
Cuffley has potential to increase 

flooding so a stage 2 SFRA 
could be required. Waste water 

treatment and sewerage 
network upgrades may be 

required and primary school 
provision needs to be 

addressed.  Noise and air 
pollution from railway to be 

mitigated. 
Conclusion: Road, railway and 

recreation ground provide 
opportunity to review Green Belt 

boundaries.  

Yes Yes 
Actively 

Promoted with 
agent 

£335 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. (The 
power lines 

reduce 
capacity). 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest, noise 

and air 
pollution. Need 

to take 
account of 

surface water 
flooding.  
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 
Stage 2 SFRA 

could be 
required.  

Yes 0-5 yrs 

Cuf7 Wells Farm David Akers 3 90 

Site between 2 
and 6ha so 
estimated 
density is 

30dph 

Significant national: None 
Partial national: Sprawl, 
encroachment and Towns 

merging 
Local purpose: Partial 

Openness/visual: Mixed 
Openness/physical: Mixed 

Gap: Strategic between 
Cheshunt and Potters Bar and 
London. Local Between Cuffley 

and Potters Bar 
Cumulative impact:  Potential 

for cumulative impact 
Boundaries: Site boundaries 

moderate to strong. 

Within 5km of one SAC, 
within10km of another SAC and 

within 10km of a SPA. 
Landscape: high sensitivity/ low 

capacity.  Small part of the 
western area of the site is within 

flood zone 2/3 and liable to 
surface water flooding.  

Development in Cuffley has 
potential to increase flooding so 

a stage 2 SFRA could be 
required. Waste water treatment 

and sewerage network 
upgrades may be required and 
primary school provision needs 

to be addressed. 
Conclusion: The site is not 

contiguous with the urban area 
of Cuffley and on its own would 
result in an illogical Green Belt 

boundary. 

No Yes 
Actively 

Promoted, no 
agent 

£335 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. Need 

to take 
account of 

surface water 
flooding. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 
Stage 2 SFRA 

could be 
required. 

Yes n/a (site not 
suitable) 

Dig1 Land behind 2 
New Road 

N 
Collingridge, 
Wallington 
Farms on 
behalf of J 
Wallace 

6.9 130 

Site is over 
6ha so 

estimated 
density is 

25dph. Steep 
gradient to 

west an south 
means site 

area is 

Significant national: 
Encroachment 

Partial national: Historic setting 
and Towns merging 

Local purpose: Partial 
Openness/visual: High 

Openness/physical: High 

Landscape: medium sensitivity/ 
medium and low capacity to 

accommodate change. 
Protected species habitat 

identified (badgers). Requires 
safe access arrangements from 
Harmer Green Road and impact 

on roundabout with Hertford 
Road is unclear. Part of the site 

No Yes Actively 
Promoted 

£335 
psf 

Assessment of 
impact of 

roundabout with 
Hertford road 

required. Could 
require 

improvements 
that may affect 

Uncertainty 
about impact 

on road 
network. Stage 
2 SFRA could 
be required. 
Need to take 
account of 

surface water 

No - Uncertain  
due to 

presence of 
protected 
species  

n/a (site not 
suitable) 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
reduced to 

4.3ha. 
Gap: Strategic between Welwyn 

Garden City and Stevenage. 
Local between Digswell and 
Welwyn Garden City, visual 

perception. 
Cumulative impact: No 

Boundaries: Site boundaries 
mixed (weak/moderate/strong). 

is at risk of surface water 
flooding.  Potential for overland 
flow due to gradient so a stage 

2 SFRA could be required. 
Located in the total catchment 
GSPZ. Waste water treatment 

and sewerage network 
upgrades may be required and 
primary school provision needs 

to be addressed. 
Conclusion: Highly visible site 
and has a significant impact on 

encroachment into the 
countryside. Also potential for 

overland flow. Habitat of a 
protected species. 

viability. flooding and 
GSPZ. 

Protected 
species and 
their habitat. 

Possible 
upgrades to 

WwTW, 
sewerage and 
primary school 

provision. 

Dig4 
Junction Digswell 

Lane and 
Bessemer Road 

Contour 
Planning on 
behalf of Mr 
N. Mercer 

0.5 20 

Smaller than 2 
ha so density 
estimated at 

40dph. 

Significant national: None 
Partial national: None 

Local purpose: Significant 
Openness/visual: Low  

Openess /physical: High 
Gap: Strategic between Welwyn 

Garden City and Stevenage- 
limited. Local between Digswell 

and Welwyn Garden City 
Cumulative impact: No 

Boundaries: Site boundaries 
weak to strong.   No physical 
features to define northern 

boundary and would breach the 
existing strong boundary defined 

by A1000. 

Wildlife site (WS52) is located to 
the west of the site, Landscape: 

medium sensitivity / medium 
capacity to accommodate 

change.  Digswell Lane and 
Bessemer Road are at risk of 

surface water flooding. Located 
in the total catchment GSPZ. 
Waste water treatment and 

sewerage network upgrades 
may be required and primary 
school provision needs to be 

addressed. 
Conclusion: The site would 

compromise an already fragile 
gap between Welwyn Garden 
City and Digswell and breach 

the strong boundary of 
Bessemer road. 

No Yes Actively 
Promoted 

£275 
psf 

No known 
abnormal or 
significant 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to proximity to 

sites with 
nature 

conservation 
interest.  Need 

to take 
account of 

surface water 
flooding and 

GSPZ. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 

Yes  n/a (site not 
suitable) 

Hat1 
Stanboroughbury 
Farm, North West 

of Hatfield 

JB Planning 
and Turnberry 
on behalf of 
Gascoyne 

Cecil Estates 
and Barton 

Wilmore and 
Turnberry on 

behalf of 
Cemex 

128.4  2000 

Site area 
reduced to 

take account 
of noise 

impact from 
A1 (M) and 

major 
infrastructure 

provision such 
as secondary 

school, 
strategic 
Green 

Infrastructure 
etc. 

Significant national: Towns 
merging 

Partial national: Encroachment 
Local purpose: Significant 

Openness/visual:  High 
Openness/physical: High 

 Gap: Strategic between Welwyn 
Garden City. Local between  
Hatfield and Stanborough 

Cumulative impact: Potential 
for cumulative impact  

Boundaries: Site boundaries 
strong. 

Landscape: medium sensitivity/ 
medium capacity. Two Areas of 

Archaeological Significance 
(AAS12 and AAS52) cover part 

of the site. A Grade II Listed 
building is adjacent to the site. 

Access likely to involve 
upgrades to surrounding road 
network (particularly B197 and 
A6129) and agreement with the 
landowner of Hatfield Avenue. 

In combination with Hat 2, Hat 1 
will impact on congestion at 

Junctions 3 and 4 of the A1(M), 
which will need to be 

addressed. Primary and 
secondary school proposed on 
site. There is a bromate plume 
affecting part of the site. Waste 
water treatment and sewerage 

Yes Yes 

Actively 
promoted with 
agents.  Two 
landowners 

£275 
psf 

Unknown costs 
likely to be 

associated with 
highways 

improvements, 
including 

mitigation of the 
impact on the 
A1(M) could 
impact on 
viability. 

Highway 
improvements 
& mitigation on 

junction 4 of 
the A1(M).  
Transport 
modelling 
indicates 

impact can be 
addressed but 

there is not 
enough 

confidence in 
the model to 

provide 
certainty. 

Investigation 
into the AAS.  

Mitigation from 
possible 

Yes 6-10 and 11-
15 years 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
upgrades may be required. 

Potential for contamination as 
Astwick Manor Farm (Hat13) 

within the site. The site is in the 
total catchment GSPZ and 

areas of the site are subject to 
surface water flooding.  

Potential for noise and air 
pollution dues to proximity of 

A1(M).  Development needs to 
be phased to allow for mineral 

extraction.  
Conclusion: The scale of site 

provides opportunity to create a 
new neighbourhood centre and 

community infrastructure. 
Transport impacts need to be 

mitigated. Potential for 
coalescence can be minimised 

by use of green buffers. 
Development would need to be 
phased given its scale and need 

for mineral extraction. 

contamination, 
bromate plume 
and noise and 
air pollution. 
Need to take 
account of 

surface water 
flooding and 

GSPZ.   
Upgrades to 

WwTW, 
sewerage and 

a new 
substation.  

Delay to 
development 
from mineral 
extraction. 

Hat2 West Hatfield 

David 
Maddox 

Associates on 
behalf of 
Goodman 

68.8 1430 

Estimate 
revised down 
to allow for 

Green 
Infrastructure.  

Promoter 
suggests 

capacity of 
1430 

Significant national: 
Encroachment 

Partial national: Towns merging 
Local purpose: Significant 

Openness/visual: High 
Openness/physical: High 

Gap: Strategic between Hatfield 
and St Albans. Local between  

Hatfield and Smallford 
Cumulative impact: Potential 

for cumulative impact 
Boundaries: Site boundaries 

mixed (strong/moderate/ weak). 

Adjoins wildlife site WS84 and a 
small area of ancient wood is 

partly within the western edge of 
the site- it would be retained. A 

small part of AAS16 is within the 
north west of the site. 

Landscape: high sensitivity/ low 
capacity. Grade II listed building 

to north of site. Access 
proposed to the north and 

south, so Coopers Green Lane 
and the A1001 Birchwood 
Roundabout would need 

upgrading. In combination with 
Hat 1, Hat 2 will impact on 

congestion at Junctions 3 and 4 
of the A1(M), which will need to 
be addressed. It is a preferred 

mineral area and there is a 
bromate plume in northern part 
of the site. Part of the site is in 
the outer zone for GSPZ and 

part is in the total catchment for 
GSPZ. Potential for 

contamination due to draft 
landfill sites. Possible noise 

from employment area. 
Significant pollution of chalk 
aquifer requires Environment 
Agency involvement. Loss of 

part of the country park. Small 
areas of the site are subject to 
surface water flooding. Waste 

Yes Yes 
Actively 

promoted with 
agent 

£275 
psf 

Unknown costs 
likely to be 

associated with 
highways 

improvements, 
including 

mitigation of the 
impact on the 
A1(M) could 
impact on 
viability. 

Uncertain costs 
associated with 

mitigating 
pollution. 

Highway 
improvements 
& mitigation on 

junction 4 of 
the A1(M).  
Transport 
modelling 
indicates 

impact can be 
addressed but 

there is not 
enough 

confidence in 
the model to 

provide 
certainty. 

Mitigation from 
possible 

contamination, 
noise pollution, 

landscape 
impact. 

Evidence of a 
bromate plume 

in northern 
part of site. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. 

Investigation 

Yes- but there 
are significant 

issues that 
need to be 
addressed, 

which means 
that the site is 
unlikely to be 

developable in 
the early 

stages of the 
plan period. 

11-15 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
water treatment and sewerage 

upgrades may be required. 
Primary school could be 

provided on-site. 
Conclusion: The scale of site 
provides opportunity to provide 

new community facilities to 
support a new community. 

However there are a number of 
potential pollution and other 
concerns that will need to be 
mitigated including impact on 

the highway network, phasing to 
allow for mineral extraction and 

re-provision of part of the 
County park following mineral 

extraction (to link to wider green 
infrastructure network). 

into the AAS. 
Need to take 
account of 

surface water 
flooding and 

GSPZ.       
Upgrades to 
WwTW and 

sewerage may 
be required. 

Delay to 
development 
from mineral 
extraction. 
Significant 
pollution of 

chalk aquifer 
requires 

Environment 
Agency 

involvement 

Hat3 South of Hatfield 
Road 

Spawforths 
on behalf of 

Langtree 
Group PLC 

7.3 120 

Capacity 
estimate is 

revised down 
to take 

account of the 
setting of 

Great Nast 
Hyde House, 

which is a 
grade 2 listed 
building (land 

in Welwyn 
Hatfield only). 

20 dph 

Significant national: 
Encroachment and Towns 

merging 
Partial national: None 

Local purpose: Significant 
Openness/visual:  Mixed 
Openness/physical: High 

Gap: Strategic between Hatfield 
and St Albans. Local between  

Hatfield and Smallford 
Cumulative impact: Potential 

for cumulative impact 
Boundaries: Site boundaries 

moderate to strong. Site would 
considerably narrow a vulnerable 

green belt gap. 

Landscape: medium sensitivity 
and medium capacity. Site 
divided by Great Nast Hyde 

driveway (in separate 
ownership). Adjoins two Grade 
II Listed buildings. Main access 

onto A1057 which is very 
congested.  Development of this 

scale unlikely to address 
capacity problems on the road. 

Development would involve 
some realignment and widening 

of the road in vicinity of site.  
Outer zone GSPZ, possible 
noise and air pollution from 

A1057. Small area subject to 
surface water flooding. Waste 
water treatment and sewerage 

network upgrades may be 
required. Within Watling Chase 

Community Forest. School 
provision needs to be 

addressed. If Hat3 came 
forward with Hat 4 and 5 could 

be potential for mineral 
extraction.  

Conclusion: Development of 
the site would considerably 
shorten a vulnerable narrow 

strategic gap between Hatfield 
and St Albans, against a 

national Green Belt purpose. 

No Yes 
Actively 

promoted with 
agent 

£275 
psf 

Unknown costs 
of upgrades to 

A1057 may 
affect site 
viability. 

Possible 
upgrades to 

WwTW, 
sewerage and 
primary school 

provision. 
Need to take 
account of 

surface water 
flooding and 

GSPZ.  Delay 
to 

development 
from possible 

mineral 
extraction. 

Mitigation to 
noise and air 

pollution. 

Yes n/a (site not 
suitable) 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 

Hat4 South of Wilkins 
Green Lane 

JB Planning 
on behalf of 
Gascoyne 

Cecil Estates 

6 70 

To prevent a 
significant 

impact against 
national Green 
Belt purpose 2 
and to avoid 
development 
in fZ2/3, site 
development 
area reduced 

to 1.8 hectares 
so a density 

assumption of 
40 dph. 

Significant national: Towns 
merging 

Partial national: Encroachment 
Local purpose: Significant 
Openness/visual:  Mixed 
Openness/physical: High 

Gap: Local between  Hatfield 
and Smallford 

Cumulative impact: Potential 
for cumulative impact 

Boundaries: Site boundaries 
moderate to strong. Impact on 

vulnerable Green Belt gap could 
be reduced if site restricted to 

western urban settlement 
boundary. 

Landscape medium sensitivity/ 
medium capacity. In close 

proximity to several Grade II 
Listed buildings. Outer zone 

GSPZ and eastern end of site is 
within flood zone 2 and 3 and 

there are problems with surface 
water flooding. Proposed that 
surface water could run into 

Ellenbrook, which could 
exacerbate flooding issues. No 
development planned in flood 
zone 2 and 3 except access 

proposed from Ellenbrook Lane.  
The Environment Agency 
supports these proposals. 

Upgrades will be needed to 
Wilkins Green Lane, changing 
character from rural to urban. 

Assessment of impact on wider 
road network required. Potential 
for noise and air pollution due to 

proximity of A1 (M). Waste 
water treatment and sewerage 

network upgrades may be 
required. School provision 

needs to be addressed. If Hat 4 
came forward with Hat 3 and 5 
could be potential for mineral 

extraction. 
Conclusion: Suitable subject to 

results of Stage 2 SFRA and 
restraint on the extent of Green 

Belt review, so development 
does not extend further west 

than the limit of existing urban 
area. Design solutions to 

drainage and access will be 
necessary.  

Yes Yes 
Actively 

promoted with 
agent 

£275 
psf 

Subject to 
suitable flood 

alleviation 
scheme. 

Highway 
improvements.  

A stage 2 
SFRA would 
be required 
and flood 
alleviation 
scheme to 
deal with 

known flooding 
issues. Need 

to take 
account of 

GSPZ. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 
Delay to 

development 
from possible 

mineral 
extraction. 

Mitigation to 
noise and air 

pollution. 

Yes  6-10  

Hat5 West of Ellenbrrok 
Lane 

JB Planning 
on behalf of 
Gascoyne 

Cecil Estates 

14.8 100 

To prevent a 
significant 

impact against 
national Green 
Belt purpose 2 
and fZ2/3, site 
development 
area reduced 

to 4.2 
hectares. 

Capacity also 
takes account 

of the 
suitability of 
the access 

from the local 
highway 

Significant national: 
Encroachment 

Partial national: Towns merging  
Local purpose: Significant 

Openness/visual:  High 
Openness/physical: High 

Gap:  Local between  Hatfield 
and Smallford 

Cumulative impact: Potential 
for cumulative impact 

Boundaries: Site boundaries 
moderate to strong. Impact on 

vulnerable Green Belt gap could 
be reduced if site restricted to 

western urban settlement 

Adjoins a wildlife site WS96 to 
south west. Landscape: medium 

sensitivity low capacity. Outer 
zone GSPZ and eastern end of 
site is within flood zone 2 and 3 

and there is risk or surface 
water flooding. Flood alleviation 

scheme would need to be 
agreed with the EA. No 

development planned in flood 
zone 2 and 3 except access 

proposed from Ellenbrook Lane.  
Upgrades will be needed to 

Wilkins Green Lane, changing 
character from rural to urban. 

Assessment on wider road 
network required. No vehicular 

yes yes 
Actively 

promoted with 
agent 

£275 
psf 

Subject to 
suitable flood 

alleviation 
scheme. 

Highway 
improvements.  

A stage 2 
SFRA would 
be required 
and flood 
alleviation 
scheme to 
deal with 

known flooding 
issues. Need 

to take 
account of 

GSPZ. 
Possible 

upgrades to 
WwTW, 

Yes  6-10 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
network. boundary. link between Hat4 and 5 

possible pedestrian link across 
Alban Way. Potential for noise 

and air pollution due to 
proximity of A1(M). WwTW and 

sewerage network upgrades 
may be required. School 

provision needs to be 
addressed. If Hat 5 came 

forward with Hat 3 and 4 could 
be potential for mineral 

extraction.  
Conclusion: Suitable subject to 

results of Stage 2 SFRA and 
restraint on the extent of Green 

Belt review, so development 
does not extend further west 

than the limit of existing urban 
area. Design solutions to 

drainage and access will be 
necessary. 

sewerage and 
primary school 

provision. 
Delay to 

development 
from possible 

mineral 
extraction. 

Mitigation to 
noise and air 

pollution. 

Hat11 South of Hatfield 

Strutt & 
Parker LLP 

on behalf of C 
Horton 

15.8 400 

Site is over 6h 
so estimated 

density is 
25dph 

Significant national: 
Encroachment 

Partial national: Towns merging  
Local purpose: Significant  

Openness/visual:  High  
Openness/physical: High 

Gap: Strategic between Hatfield 
and Potters Bar. Local between  

Hatfield and Welham Green 
Cumulative impact: Potential 

for cumulative impact  
Boundaries: Site boundaries 

mixed (strong/moderate /weak). 
Not contiguous with existing 
Green Belt boundary.  Would 

result in weaker new Green Belt 
boundary. 

Adjacent to wildlife site WS101, 
and WS100 and ancient 

woodland are located to the 
south. Within 10km of a SAC. 

Landscape: medium sensitivity/ 
medium capacity.  Major 

junction would be required to 
access site with significant 
engineered solution to cut 

through embankment (wildlife 
site) to South Way (steep). 
Alternatively access may be 

possible off existing roundabout 
but could be capacity issues. In 
the total catchment of GSPZ. 
Waste water treatment and 

sewerage network upgrades 
may be required. School 

provision needs to be 
addressed. Potential for noise 
and air pollution from traffic on 

South Way. 
 Conclusion: The site is not 
contiguous with the existing 
Green Belt boundary and is 

detached from the urban area. 
Breaches strong Green Belt 

boundary- South Way. 

No Yes 
Actively 

promoted with 
agent 

£335 
psf 

Unknown cost 
of access and 
possible new 
junction off 
South Way. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 
Uncertainty 
over access 

via an area of 
nature 

conservation 
interest. 

Mitigation of 
noise and air 

pollution. Need 
to take 

account of 
GSPZ. 

No n/a (site not 
suitable) 

Hat12 Nast Hyde Farm Mr and Mrs 
Wharton 2.1 60 

Site between 2 
and 6 ha so 
estimated 

density 

Significant national: Towns 
merging and encroachment                   

Partial national: None                   
Local purpose: Significant 

Openness/visual:  High 
Openness/physical: High       

Wildlife site (WS96) to south of 
Alban Way.  Landscape: 

medium sensitivity/ part medium 
and part low capacity to 

accommodate change. Will not 
be contiguous with urban 

No Yes 
Actively 

promoted, no 
agent. 

£275 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. 

Yes  n/a (site not 
suitable 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
Gap: Strategic between Hatfield 
and St Albans. Local between 

Hatfield and Smallford.                           
Cumulative impact: Potential 

for cumulative impact                         
Boundaries: Site boundaries 

mixed (strong/moderate /weak). 
Not contiguous with existing 

Green Belt boundary, detached 
from urban area. 

boundary unless Hat 4 is 
developed to full extent. Wilkins 

Green Lane is a single track 
road. Significant highways 

upgrade would be required to 
accommodate additional 
residential development 

changing character of road from 
rural to urban. In outer GSPZ 
and south western part of the 
site is liable to surface water 

flooding.  Possible 
contamination from current farm 

use.  
Conclusion: The site 

encroaches into the countryside 
in a vulnerable Green Belt gap 

between Hatfield and St Albans.  
If Hat 4 is reduced to minimise 
impact on the Green Belt, Hat 
12 is not contiguous with the 

urban boundary. 

Mitigation for 
contamination, 
and landscape 
impact. Need 

to take 
account of 
GSPZ and 

surface water 
flooding. 
Highway 

improvements. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision.  

Hat13 Astwick Manor 
Farm N Carroll 0.5 Part of 

Hat 1 

Capacity is 
included as 
part of Hat 1 

Assessed as Part of Hat1 Assessed as part of Hat 1 Yes Yes 

Owner has 
promoted site 

but activity 
deferred to 

Hat1 

£275 
psf 

Assessed as 
part of Hat1 

Assessed as 
part of Hat 1 Yes see Hat 1 

BrP7 Land south of 
Hawkshead Road 

Aecom on 
behalf of the 

Royal 
Veterinary 

College 

7.5 140 

Maintenance 
of a gap 

between Little 
Heath and 

Swanley Bar 
would reduce 

capacity to 
140 at 30dph 
(with smaller 
developable 

area of 4.7ha). 

Significant national: 
Encroachment 

Partial national: Towns merging 
Local purpose: Significant 

Openess/visual: Mixed 
Openess/physical: High 

Gap: Strategic between Hatfield 
and Potters Bar 

Cumulative impact: Significant 
potential for cumulative impact 
Boundaries: Site boundaries 

Mixed (weak/moderate /strong). 

Within 10km of a SAC. 
Landscape: sensitivity medium / 
capacity medium. Waste water 

treatment and sewerage 
network upgrades may be 

required and primary school 
provision needs to be explored 

either through enhancing 
existing facility or new site. 

Access approved in principle, 
subject to a safe junction. North 
west of site is subject to surface 

water flooding. 
Conclusion: No absolute 

barriers to development and 
would relate well to urban edge 
of Little Heath, although western 
boundary would be weaker than 
existing Green Belt boundary. 

Yes Yes 

Single 
landowner with 

agent and 
actively 

promoted. 

£350 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. Need 

to take 
account of 

surface water 
flooding. 

WwTW and 
sewerage 

upgrades and 
primary school 

provision. 

Yes 0-5 

LHe1 North of 
Hawkshead Road 

ColladoCollin
s on behalf of 
Mr and Mrs D 

Teggin 

0.9 35 

Site smaller 
than 2ha so 
estimated 
density is 

40dph 

Significant national: None 
Partial national: None 

Local purpose: Limited or no 
Openness/visual:  Mixed 
Openness/physical: High 

Gap: Strategic between Hatfield 
and Potters Bar- limited. Local 

Within 10km of a SAC. 
Landscape:  medium sensitivity 
/ medium capacity. Part of the 
site is liable to surface water 

flooding. Waste water treatment 
and sewerage network 

upgrades may be required and 
primary school provision needs 

Yes Yes 

Single 
ownership with 

agent but 
others have a 
right of way 

over part of the 
site. Actively 
promoted. 

£350 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. 

WwTW and 
sewerage 

Yes 0-5 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
between  Little Heath and 

Brookmans Park 
Cumulative impact: No 

Boundaries: Site boundaries 
weak to strong. 

to be explored. 
Conclusion: No absolute 

barriers to development and 
follows the line of the existing 
settlement. Has limited or no 

contribution to Green Belt 
purposes. 

upgrades and 
primary school 

provision. 

OMH4 Land at 9 The 
Avenue None 0.6 24 

Site smaller 
than 2ha so 
estimated 
density is 

40dph 

Significant national: None 
Partial national: None 
Local purpose: Partial 
Openness/visual:  Low 

Openness/physical: Mixed 
Gap: Strategic between Welwyn 

Garden City and Stevenage- 
limited. Local between Oaklands 
and Mardley Heath and Welwyn. 
Cumulative impact: Potential 

for cumulative impact. 
Boundaries: Site boundaries 

moderate to strong. 

Local Nature Reserve (LNR1) 
and wildlife site (WS18) to west 

of A1 (M). Landscape: high 
sensitivity/ medium capacity. 
Proximity to A1 (M) means 

possible noise and air pollution 
will need mitigating. In the total 

catchment of GSPZ.  Waste 
water treatment and sewerage 

network upgrades may be 
required. School provision 

needs to be addressed. 
Conclusion: No absolute 
barriers to development. 
Together with OMH5 and 
OMH8, there is a logical 

opportunity to extend the Green 
Belt boundary. 

Yes No 

Single 
ownership of 
site but not 

clear if owner 
of the site 

owns land at 
entrance of the 

site.  

£335 
psf 

No known 
abnormal or 
significant 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. Need 

to take 
account of 

GSPZ. 
Possible 

ransom strip 
along The 
Avenue. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 

Yes (but not 
available) 

n/a (not an 
available 

site) 

OMH5 Land rear of 2-12 
Great North Road 

 

Promoters J 
and C 

Beckerman 
on behalf of 

at least 9 
different 

landowners 

1.5 20 

Capacity 
revised down 

due to 
proximity of 

the A1 (M) and 
the need to 
include an 
appropriate 
noise buffer. 
Also irregular 
shaped site.  
Estimate 1ha 
developable, 

excluding 
woodland 

areas adjacent 
to A1 (M) at 

20dph. 

Significant national: None 
Partial national: None 
Local purpose: Partial 
Openness/visual:  Low 

Openness/physical: Mixed 
Gap: Strategic between Welwyn 

Garden City and Stevenage- 
limited. Local between Oaklands 
and Mardley Heath and Welwyn. 
Cumulative impact: Potential 

for cumulative impact. 
Boundaries: Site boundaries 

mixed (strong/moderate /weak). 

LNR1, Wildlife Sites (WS18 and 
WS21) to west of A1 (M) and 

WS21 to the south east. 
Landscape: part of the site- 

sensitivity medium / capacity 
medium to high. Other part of 

the site- high sensitivity / 
medium to low capacity. 

Proximity to A1 (M) means 
possible noise and air pollution 
will need mitigating. In the total 

catchment of GSPZ. Waste 
water treatment and sewerage 

network upgrades may be 
required. School provision 

needs to be addressed. 
Conclusion: No absolute 
barriers to development. 

Together with OMH4 and 8, 
there is a logical opportunity to 

extend the Green Belt 
boundary. 

Yes Yes 

Multiple 
ownership, site 

actively 
promoted but 
no formal joint 

agreement. 

£335 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. 
Possible 

ransom strip 
along The 

Avenue and 
multiple land-

ownership 
could delay 

development. 
Need to take 
account of 

GSPZ.  
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 

Yes 6-10 yrs 

OMH7 Land at 22 The 
Avenue Barry Gray 0.4 12 

Site smaller 
than 2 ha so 

estimated 
density is 
40dph.  

Reduced to 

Significant national: None 
Partial national: None  

Local purpose: Limited or no 
Openness/visual:  Mixed 

Local Nature Reserve (LNR1) 
and Wildlife site (WS18) to the 
south-west. Landscape is not 

assessed, as the site is an 
existing garden. Access from 

The Avenue. If remains as 

No Yes 

Single 
ownership and 

actively 
promoted. 

£335 
psf 

No known 
abnormal 

development 
costs which 

would constrain 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. Need 

Yes n/a (site not 
suitable) 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
capacity of 12 
at 30dph due 
to noise from 
A1 (M). (nb. If 

served by 
private drive 
capacity may 
be reduced). 

Openness/physical: Mixed 
Gap: Strategic between Welwyn 

Garden City and Stevenage- 
limited. Local between Oaklands 
and Mardley Heath and Welwyn. 

Cumulative impact: No 
Boundaries: Site boundaries 

moderate to strong. Site 
disconnected from the existing 
Green Belt boundary by the A1 

(M). Would lead to more 
substantial Green Belt review, 

west of A1 (M). 

private drive the capacity may 
reduce. Potential for noise and 

air pollution from A1 (M) will 
need to be mitigated. In the total 

catchment of GSPZ. WwTW 
and sewerage network 

upgrades may be required. 
School provision needs to be 

addressed. 
Conclusion: Not contiguous 
with the settlement boundary 
and moving the Green Belt 

boundary in this location would 
breach the existing strong and 
defensible boundary of the A1 
(M). Would require substantial 
Green Belt Review west of the 

A1 (M). 

viability.  to take 
account of 

GSPZ. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 

OMH8 2 Great North 
Road 

Simon 
Redhead on 

behalf of Mr F 
J O’Conner 

0.2 5 

Site smaller 
than 2ha so 
estimated 
density is 
40dph.  

Reduced to 
capacity of 5 
at 30dph due 
to noise from 

A1(M) 

Small B1 office use– no Green 
Belt Review 

Partly previously developed 
land. LNR1, Wildlife Sites 

(WS18 and WS21) to west of 
A1 (M) and WS21 to the south 
east. Landscape not assessed- 
small office use. Possible noise 
and air pollution due to A1 (M) 
will need to be mitigated. In the 

total catchment of GSPZ. 
WwTW and sewerage network 

upgrades may be required. 
School provision needs to be 

addressed. 
Conclusion: No absolute 
barriers to development. 

Together with OMH5, there is a 
logical opportunity to extend the 

Green Belt boundary 

Yes Yes 

Single 
ownership and 

actively 
promoted 

£335 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. Need 

to take 
account of 

GSPZ. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 

Yes 0-5 yrs 

WeG1 Welham Manor 
House 

Gf planning 
Ltd on behalf 

of Court 
Homes 

Limited and 
Nicon 

Development
s Limited

0.4 

  

10 

Dwelling 
estimate takes 

account of 
capacity of 
Welham 

Manor to serve 
as highway 

access to this 
site, WeG3 
and existing 

development. 

Significant national: None 
Partial national: None 

Local purpose: Limited or no 
Openness/visual:  Low 

Openness/physical: Low 
Gap: Strategic between Hatfield 
and Potters Bar- limited. Local 
between  Welham Green and 

Brookmans Park 
Cumulative impact: Potential 

for cumulative impact. 
Boundaries: Site boundaries 

moderate to strong. 

Previously developed. Within 
10km of a SAC. Landscape: 
medium sensitivity/medium 
capacity to accommodate 

change. Access from Welham 
Manor. Possible contamination 
due to existing / previous use. 
Located in inner GSPZ. Waste 
water treatment and sewerage 

upgrades may be required. 
Primary school provision will 

need to be addressed. 
Conclusion: Suitable subject to 

highway capacity of Welham 
Manor to serve as highway 
access in light of existing 
development and WeG3. 

Yes Yes 

Actively 
promoted. Two 

owners, with 
agent. 

£350 
psf 

Possible costs if 
land 

contaminated 
but unlikely to 

constrain 
viability. No 
other known 

abnormal 
development 
costs which 

would constrain 
viability.  

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. Need 

to take 
account of 

GSPZ. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 
Remedial 
works as 

necessary if 
land found to 

Yes 0-5 yrs 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
be 

contaminated.  

WeG2 Welham Manor 
Grounds 

Third 
Dimension on 

behalf of D 
MacDonald 

0.4 15 

Site smaller 
than 2ha so 
estimated 

density is 40 
dph 

Significant national: None 
Partial national: None 

Local purpose: Limited or no 
Openness/visual:  Low 

Openness/physical: High 
Gap: Strategic between Hatfield 
and Potters Bar- limited. Local 
between Welham Green and 

Brookmans Park. 
Cumulative impact: Potential 

for cumulative impact. 
Boundaries: Site boundaries 

moderate to strong. 

Within 10km of a SAC. 
Landscape: medium 

sensitivity/medium capacity. 
Access from Charkham Mews. 
Located in inner GSPZ. Waste 
water treatment and sewerage 

upgrades may be required. 
Primary school provision will 

need to be addressed.  
Conclusion: Suitable subject to 
access from Charkham Mews 

due to limited highway capacity 
of Welham Manor. 

Yes Yes 

Actively 
promoted. One 
landowner with 

agent 

£350 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. Need 

to take 
account of 

GSPZ. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision.  

Yes 0-5 yrs 

WeG3 South of Welham 
Manor 

Bidwells on 
behalf of S. 
Austen and 
one other 

2.0 45 

Dwelling 
estimate takes 

account of 
capacity of 
Welham 

Manor to serve 
as highway 

access to this 
site, WeG1 
and existing 

development. 

Significant national: 
Encroachment  

Partial national: Towns merging 
Local purpose: Partial 
Openness/visual:  Low 

Openness/physical: High 
Gap: Strategic between Hatfield 
and Potters Bar. Local between  
Welham Green and Brookmans 

Park 
Cumulative impact: Potential 

for cumulative impact 
Boundaries: Site boundaries 

moderate. 

Within 10km of a SAC. 
Landscape: medium 

sensitivity/medium capacity. 
Access from Welham Manor. 

Located in inner GSPZ. Waste 
water treatment and sewerage 

upgrades may be required. 
Primary school provision will 

need to be addressed. 
Conclusion: Whilst site exhibits 

strong countryside 
characteristics, it does not 

project any further southwards 
of existing development along 
Station Road. Suitable subject 

to capacity of Welham Manor to 
serve as highway access in light 

of existing development and 
WeG1. 

Yes Yes 

Actively 
promoted. Two 

landowners, 
one agent. 

Promotional 
agreement in 

place. 

£350 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. Need 

to take 
account of 

GSPZ. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision.  

Yes 0-5 yrs 

WeG4a Land at 
Marshmoor 

H Brosnan on 
behalf of Mr 

and Mrs 
Thurgood and 

Mr and Mrs 
Wenman  

3.9 120 

Dwelling 
estimate 

assumes all of 
site available 
for housing. 

Site between 2 
and 6ha so 
estimated 
density is 

30dph. 

Significant national: None 
Partial national: Towns 

merging, encroachment and 
historic setting 

Local purpose: Partial 
Openness/visual:  Low 

Openness/physical: Mixed to 
low 

Gap: Strategic between Hatfield 
and Potters Bar. Local between 

Hatfield toWelham Green to 
Brookmans Park 

Cumulative impact: Potential 
for cumulative impact 

Boundaries: Site boundaries 

Within 10km of a SAC. Opposite 
an Historic Park and Garden. 

WS99 to the west and WS89 to 
the east. Landscape: Low 

sensitivity and high capacity to 
accommodate change. Located 
in an outer GSPZ. Access from 

Great North Road. Need to 
demonstrate would not create 
delays on the principal road 

network. Some distance to local 
shops. Adjoins railway line; 

noise mitigation measures may 
be required. 

Conclusion: The site is suitable 
for housing but on its own, this 

No Yes 

Actively 
promoted. Two 

main 
landowners 
(joint), one 

agent.  

£335 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability.  

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. Need 

to take 
account of 

GSPZ. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 

Yes 0-5 yrs 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
moderate to strong. Site is 

disconnected from Green Belt 
boundary by railway line, would 

require further Green Belt review 
to define strong boundaries. 

site does not provide a logical 
extension to the defined urban 

area of Welham Green. The site 
could be considered in the wider 

context of WeG4b, with the 
Great North Road/Dixons Hill 

Road defining a new Green belt 
boundary. 

WeG4b Land east of 
Welham Green 

JB Planning 
on behalf of 
Gascoyne 

Cecil Estates. 
(Other land 

owners – see 
WeG4a). 

3.9 120 

Dwelling 
estimate 

assumes the 
same area of 

land 
associated 

with WeG4a 
will be 

available for 
housing. Site 

between 2 and 
6ha so 

estimated 
density is 

30dph. (This is 
however part 

of a much 
larger site 

being 
promoted for 

mixed use 
development) 

Significant national: 
Encroachment 

Partial national: Towns merging 
and historic setting 

Local purpose: Partial 
Openness/visual:  Low 

Openness/physical: Mixed to 
high 

Gap: Strategic between Hatfield 
and Potters Bar. Local between 
Hatfield to Welham Green and 

Brookmans Park 
Cumulative impact: Potential 

for cumulative impact 
Boundaries: Site is 

disconnected from Green Belt 
boundary by railway line but site 

boundaries are strong. 

(Note: WeG4b is promoted for 
mixed use development, 

including WeG4a for housing). 
Within 10km of a SAC. Opposite 

an Historic Park and Garden. 
WS99 to the west and WS89 to 
the east. Landscape is mixed: 

Medium sensitivity/medium 
capacity and low sensitivity/high 
capacity in parts. Located in an 
outer GSPZ and southern part 
of the site is liable to surface 
water flooding. Access from 

Great North Road and junction 
of GNR with Dixons Hill Road.  

Need to demonstrate would not 
create delays on the principal 
road network. Adjoins railway 

line; noise mitigation measures 
may be required. 

Conclusion: The element of the 
site promoted for housing 

(WeG4a) is suitable for housing. 
However, this needs to be 

considered within the context of 
a mixed use scheme which 

offers the opportunity to review 
Green Belt boundaries by 

strong physical features (roads). 

Yes 
(relates 

to 
housing 
element 

only) 

Yes 

Actively 
promoted. 

Agents/owners 
of WeG4b 

working with 
agent acting 
for WeG4a to 

promote a 
mixed use 
scheme 
including 
housing. 

£335 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability.  

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest. This 
would be a 

larger scheme 
than WeG4a 

alone and 
would prompt 

additional 
highways 
upgrades, 
possibly 
including 

roundabout 
access. Need 

to take 
account of 

surface water 
flooding and 

GSPZ. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 

Yes 0-5 yrs 

WeG6 Skimpans Farm 

Barton 
Wilmore on 
behalf of E 

Pagano 

4.2 70 

A proportion of 
the site falls 
within Flood 
Zone 3. This 

area excluded 
from capacity 
estimate, so 
available site 

is 2.4 ha. 

Significant national: 
Encroachment 

Partial national: Towns merging 
Local purpose: Significant 
Openness/visual:  Mixed 
Openness/physical: High 

Gap: Strategic between Hatfield 
and Potters Bar. Local between 
Hatfield to Welham Green and 

Brookmans Park 
Cumulative impact: Potential 

for cumulative impact 
Boundaries: Site boundaries 

moderate to strong. 

Previous wildlife designation 
removed in 2012. Within 10km 

of a SAC and surrounds a listed 
building. Landscape: medium 
sensitivity/medium capacity. 

Located in an inner GSPZ. Site 
adjoins railway; noise mitigation 

measures may be required. 
Potential for contamination for 

adjacent farm yard area. Access 
from Bulls Lane. Part of site in 
Flood Zone 3 excluded from 

capacity estimate. Parts of the 
site are subject to surface water 

flooding.  
Conclusion: Whilst site exhibits 

strong countryside 
characteristics, it does not 

Yes Yes 

Single 
ownership with 
agent. Actively 

promoted. 
Promotional 
agreement in 

place. 

£350 
psf 

Possible costs if 
land 

contaminated 
but unlikely to 

constrain 
viability. No 
other known 

abnormal 
development 
costs which 

would constrain 
viability.  

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest and 

contamination. 
Need to take 
account of 
GSPZ and 

surface water 
flooding. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 

Yes 0-5 yrs 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
project any further southwards 
of existing development along 

Station Road. Potential for 
contamination is not expected to 

be a barrier to development.  

WeG10 Dixon Hill Road 

Aurora 
Properties Ltd 
on behalf of 4.0 H 

Weisser 

120 

Site between 2 
and 6ha so 
estimated 
density is 

30dph 

Significant national: None 
Partial national: Towns merging 

and encroachment 
Local purpose: Partial 

Openness/visual:  Mixed  
Openness/physical: High 

Gap: Strategic between Hatfield 
and Potters Bar. Local between 

Welham Green and Colney 
Heath 

Cumulative impact: Potential 
for cumulative impact 

Boundaries: Site boundaries 
Mixed weak/moderate/ strong. 

Within 10km of a SAC. Adjoins 
WS88 and ancient woodland to 

the north-west. Landscape: 
Medium sensitivity and medium 
capacity. Small part of site liable 

to surface water flooding and 
located in an outer GSPZ. 

Access from Dixons Hill Road. 
Conclusion: Level site with no 

known impediments to 
development. It does not extend 
beyond the western edge of the 
existing settlement boundary. 

Yes Yes 

Actively 
promoted.  

One 
landowner with 

agent. 

£335 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest and 

surface water 
flooding. Need 

to take 
account of 

GSPZ. 
Possible 

upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 

Yes 0-5 yrs 

Wel1 Land at Kimpton 
Road 

Moult Walker 
on behalf of 

Bayard 
Development

s 

8.8 220 

Site is over 
6ha so 

estimated 
density is 

25dph 

Significant national: 
Encroachment 

Partial national: None 
Local purpose: Significant 

Openness/visual:  High 
Openness/physical: High 

Gap: No Strategic Gap. Local 
between Welwyn and Codicote 
Cumulative impact: Potential 

for cumulative impact 
Boundaries: Site boundaries 
Mixed weak/moderate/ strong. 

Singlers Local Nature Reserve 
lies to the east of the site and 
proposed access and bridge 

widening would have an impact, 
which would need mitigating.  

Landscape: medium sensitivity/ 
medium capacity. Part of site is 

AAS7 so would need 
investigating. Significant 

highways improvements are 
required to Fulling Mill Lane and 

Kimpton Road; these are 
feasible but would change the 

road character from rural to 
urban. These upgrades would 

include land in flood zone 2 and 
3. Very small area is liable to 

surface water flooding.  Located 
in an inner GSPZ. WwTW and 
sewerage network upgrades 

may be required. School 
provision needs to be 

addressed. 
Conclusion: Visible site. Would 

increase ribbon development 
between Welwyn and Codicote 
eroding the fragile Green Belt 

gap.  

 No Yes 

Single 
ownership with 

agent and 
actively 

promoted.  
Third party 

land is 
required to 

upgrade local 
highway 

network and 
bridge. No 

formal 
agreement in 

place yet. 

£335 
psf 

Highway and 
bridge upgrades 
and third party 

ownership 
negotiation will 
increase costs 

and could 
impact viability. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest.  
Highway 

upgrades and 
ownership 

issues need to 
be resolved.  

Possible 
upgrades to 

WwTW, 
sewerage and 
local school 

provision may 
be required. 

As part of the 
site is an AAS 

this would 
need to be 

investigated as 
part of the 

development 
process. 

Yes n/a (site not 
suitable) 

Wel2 Land to east of 
Welwyn Cemetery 

Moult Walker 
on behalf of 

Bayard 
Development

1.8 70 
Site smaller 
than 2ha so 
estimated 
density is 

Significant national: 
Encroachment  

Partial national: None 
Local purpose: Significant 

Singlers Local Nature Reserve 
lies to the east of the site and 
proposed access and bridge 

widening would have an impact, 
which would need mitigating. 

No Yes 

Single 
ownership with 

agent and 
actively 

promoted.  

£335 
psf 

Highway and 
bridge upgrades 
and third party 

ownership 
negotiation will 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 

Yes n/a (site not 
suitable) 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
s 40dph Openness/visual:  Mixed 

Openness/physical: High 
Gap: No Strategic Gap. Local 

between Welwyn and Codicote 
Cumulative impact: Potential 

for cumulative impact 
Boundaries: Site boundaries 

moderate to strong. 

Landscape: medium sensitivity 
and medium capacity. The site 
lies within AAS7 so would need 

investigating. Significant 
highways improvements are 

required to Fulling Mill Lane and 
Kimpton Road; these are 

feasible but would change the 
road character from rural to 

urban. These upgrades would 
include land in flood zone 2 and 

3. Located in an inner GSPZ.  
WwTW and sewerage network 

upgrades may be required. 
School provision needs to be 

addressed. 
Conclusion: Site is well defined 

but not contiguous with the 
existing boundary and would 
increase ribbon development 

between Welwyn and Codicote, 
eroding the fragile Green Belt 

gap. 
 

Third party 
land is 

required to 
upgrade local 

highway 
network and 
bridge. No 

formal 
agreement in 

place yet. 

increase costs 
and could 

impact viability. 

interest.  
Highway 

upgrades and 
ownership 

issues need to 
be resolved. 

Upgrades are 
required even 
if Wel 2 comes 

forward 
without Wel1. 

Possible 
upgrades to 

WwTW, 
sewerage and 
local school 

provision may 
be required. 
As the site is 
an AAS this 

would need to 
be 

investigated as 
part of the 

development 
process. 

Wel3 School Lane 1.3 

Freeth 
Melhuish on 

behalf of 
Affinity Water 

10 

Site smaller 
than 2ha so 
estimated 
density is 
40dph. 

Landowner 
proposes to 

retain pumping 
station at the 
centre of the 
site, reducing 

area for 
development 

Significant national: None 
Partial national: None 
Local purpose: Partial 
Openness/visual:  Low 

Openness/physical: Low 
Gap: No Strategic Gap. Local 

gap between Welwyn and 
Wheathampstead 

Cumulative impact: No 
Boundaries: Site boundaries 

moderate to strong. 

Previously developed site. 
Landscape: medium sensitivity / 
low capacity. School Lane is a 
single-track road at the site so 

may need to be widened. 
Located partly in an inner and 
partly within an outer GSPZ. 

WwTW and sewerage network 
upgrades may be required. 

School provision needs to be 
addressed. 

Conclusion: Small, previously 
developed site with moderate to 
strong boundaries, which does 
not contribute to any national 

Green Belt purposes. 

Yes Yes 

Single 
ownership with 

agent and 
actively 

promoted. 

£335 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability 

Mitigation due 
to landscape 

impact. 
Possible need 
to widen road 

at the site. 
Need to take 
account of 

GSPZ. 
Possible 

upgrades to 
WwTW, 

sewerage and 
local school 

provision may 
be required. 

Yes 0-5 yrs 

Wel4 Sandyhurst 

Robin 
Bretherick on 
behalf of Mr 

and Mrs Ferry 

1.2 35 

Site smaller 
than 2ha so 
estimated 
density is 
40dph. 

Capacity 
revised down 

due to 
proximity of 

the A1 (M) and 
the need to 
include an 
appropriate 

Significant national: None 
Partial national: None 
Local purpose: Partial 
Openness/visual:  Low 

Openness/physical: Mixed 
Gap: Strategic Gap between 

Welwyn Garden City and 
Stevenage. Local gap between 
Welwyn and Welwyn Garden 

City 
Cumulative impact: No 

Wildlife Site (WS4) to the east 
of the A1 (M). Landscape: 

medium sensitivity / medium to 
high capacity. Proximity to A1 
(M) means potential for air and 
noise pollution, which will need 
to be mitigated. Located within 
an inner GSPZ. Waste water 

treatment and sewerage 
network upgrades may be 
required. School provision 

needs to be addressed. 
Conclusion: No absolute 

Yes Yes 

Single 
Ownership 

with agent and 
actively 

promoted. 

£335 
psf 

No known 
abnormal 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest.  

Mitigation of 
the noise and 
air pollution 

impacts. Need 
to take 

account of 
GSPZ. 

Yes 0-5 yrs 



50 
 

Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
noise buffer. 
So assessed 
at at 30 dph. 

Boundaries: Site boundaries 
mainly strong with weak 

southern boundary. 

barriers to development.  Site 
follows the line of the existing 
settlement boundary and has 
clear defensible boundaries. 

Possible 
upgrades to 

WwTW, 
sewerage and 
primary school 

provision. 

Wel11 The Vineyards 

J P Ware on 
behalf of 

Richard Ware 
and  

Executors of 
P J Hughes 

0.7 30 

Site smaller 
than 2ha so 
estimated 
density is 

40dph 
Capacity may 
be reduced 

due to 
proximity of 

LNR 

Significant national: None 
Partial national: Encroachment 

Local purpose: Significant 
Openness/visual:  Mixed 
Openness/physical: High 

Gap: Strategic Gap between 
Welwyn Garden City and 

Stevenage. Local gap between 
Welwyn and Codicote 

Cumulative impact: No 
Boundaries: Site boundaries 

moderate to strong. 

Adjacent to an ancient 
woodland, a local nature 

reserve (LN1) and a wildlife site 
(WS5).  Landscape: medium 
sensitivity/ medium capacity. 

Access to site may be possible 
from 38 Carleton Rise, 

landowners agree in principle. 
Located within an inner GSPZ. 

Waste water treatment and 
sewerage network upgrades 

may be required. School 
provision needs to be 

addressed. 
Conclusion: No absolute 

barriers to development. Makes 
a significant contribution to the 
local Green Belt purpose, but 
does not project further north 
than existing development on 
Codicote Road, so the impact 

on the gap is reduced. 

Yes Yes 

Actively 
promoted with 
agent. Access 

in different 
ownership. 

Agreement in 
principle but 

no formal 
agreement. 

£335 
psf 

No known 
abnormal or 
significant 

development 
costs which 

would constrain 
viability. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest.  

Access agreed 
with adjoining 
landowner in 
principle, but 

no formal 
agreement. 

Need to take 
account of 

GSPZ.  
Upgrades to 

WwTW, 
sewerage and 
primary school 

provision. 
Capacity may 
be reduced 

due to 
proximity of 

LNR. 

Yes 0-5 yrs 

WGC1 Creswick 

JB Planning 
on behalf of 
Gascoyne 

Cecil Estates 

14.3 265 

Site is over 
6ha so 

estimated 
density is 
25dph.  

Capacity 
revised down 

due to the 
presence of 
power lines 

(buffer zone). 

Significant national: None 
Partial national: Encroachment 

and towns merging 
Local purpose: Significant 

Openness/visual:  High 
Openness/physical: High 

Gap: Strategic Gap between 
Welwyn Garden City and 

Hatfield. Local gap between 
Welwyn Garden City and Mill 

Green 
Cumulative impact: No 

Boundaries: Site boundaries 
mainly strong and southern 

boundary mixed. 

Within 10km of a SAC. In close 
proximity to two wildlife sites 

(WS71 and WS79). Landscape: 
medium sensitivity / medium 

capacity. Local highway 
improvements would be 
required, but considered 

feasible. Located in an outer 
GSPZ. Small area to east of the 

site at risk of surface water 
flooding. Waste water treatment 

and sewerage network 
upgrades may be required. 

School provision needs to be 
addressed. 

Conclusion: No absolute 
barriers to development.  Site 
would not result in a narrower 
Green Belt gap between the 

towns but would reduce the gap 
between Welwyn Garden City 

and Mill Green. 

Yes Yes 
Actively 

promoted with 
agent 

£275 
psf 

No known 
abnormal  

development 
costs which 

would constrain 
viability 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest.  

Highways 
upgrades. 

Need to take 
account of 

surface water 
flooding and 

GSPZ. 
Upgrades to 

WwTW, 
sewerage and 
primary school 

provision 

Yes 0-5 yrs 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 

WGC3 The Holdings, 
Cole Green Lane 

RPS on 
behalf of 
Galliard 

Homes Ltd 

2.2 70 

Site between 2 
and 6ha so 
estimated 
density is 

30dph 
 

Significant national: None 
Partial national: Towns merging 

and encroachment 
Local purpose: Significant 

Openness/visual:  Low 
Openness/physical: Mixed 
Gap: Strategic Gap between 

Welwyn Garden City and 
Hertford. No local gap.     

Cumulative impact: Potential 
for cumulative impact 

Boundaries: Site boundaries  
mixed weak/moderate/ strong. 

Previously developed land, a 
Wildlife Site (WS78) is located 
to the north of the site.  Within 

AAS54 so will need further 
investigation. Located within the 

total catchment of the GSPZ.  
Landscape: medium sensitivity/ 

high capacity. Landfill site so 
contamination would need to be 
addressed. Adjoins waste site 
AS008 so a buffer would be 
required, this may reduce 

capacity. Waste water treatment 
and sewerage network 

upgrades may be required. 
School provision needs to be 

addressed. No specific access 
issues. 

Conclusion: The site is not 
contiguous with the settlement 
and would result in an illogical 
and poorly defined Green Belt 
boundary.  This will need to be 
reviewed if other sites in locality 

(East Herts.) come forward. 

No Yes 
Actively 

promoted with 
agent 

£275 
psf 

Costs 
associated with 
contamination 
(Landfill site) 
could affect 

viability. 

Insufficient 
evidence to 
demonstrate 

that 
constraints 
relating to 

contamination 
can be 

addressed. 
Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest.  Need 

to take 
account of 

GSPZ. 
Upgrades to 

WwTW, 
sewerage and 
primary school 
provision. As 
the site is an 

AAS this 
would need to 

be 
investigated as 

part of the 
development 

process. 

No- insufficient 
evidence that 
contamination 

can be 
addressed. 

n/a (site not 
suitable) 

WGC4 Panshanger 
Aerodrome 

Nathaniel 
Lichfield and 
Partners on 

behalf of 
Mariposa 

Investments 
Ltd and the 
Homes and 

Communities 
Agency

27.9 

  

700 

Site is over 
6ha so 

estimated 
density is 

25dph 

An Area of Special Restraint 
not in the Green Belt. 

Landscape: medium sensitivity / 
medium capacity. However, site 

has an elevated position so 
impact on Panshanger Park and 

associated Repton landscape 
needs to be taken into account. 
Also elevated position provides 
potential for polluted runoff into 
the river Mimram and impact on 
the Tewinbury SSSI. Potential 
listed building (former mess 

room) in close proximity. Part of 
the site located in an outer 

GSPZ.  Very small areas at risk 
of surface water flooding across 
the site. Upgrades to local road 

network will be required. 
Conclusion: Redevelopment 
would result in the loss of a 

sports facility, which could be 
designated of regional 

significance by Sport England. 
However, landowner has 

terminated the lease on the 
airfield so the facility is not in 

Yes Yes 

Two 
landowners, 

actively 
promoted with 

agent 

£275 
psf 

No known 
abnormal or 
development 
costs which 

would constrain 
viability 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest.  

Mitigation to 
address any 
impacts on 
Panshanger 
Park and the 

Repton 
landscape. 
Highways 

upgrades and 
possible 

mitigation of 
impact on the 
A414 around 

Hertford. Need 
to take 

account of 
surface water 
flooding and 

GSPZ. 

Yes 6-10 yrs 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
operation and currently the 
regional need has not been 

demonstrated. Site is not within 
the Green Belt.  

Upgrades to 
WwTW, 

sewerage and 
primary school 

provision. 

WGC5 
South East of 

Welwyn Garden 
City 

David Lock 
Associates on 

behalf of 
Lafarge 
Tarmac 

62.2 700 

Larger area of 
136 ha 

originally 
promoted. 
Landowner 
assesses 

capacity at 
1200.   

However 
uncertainty 
due to the 
extent of 

contamination 
from the 

former landfill 
site means 

there is 
uncertainty 
about the 

developable 
area.  As such 

a cautious 
approach to 
capacity has 
been applied.  
Also a need to 

provide a 
buffer around 

the Local 
Nature 

Reserve and 
the adjoining 
waste facility 

and to address 
flooding 
issues. 

(The following refers to wider 
area promoted) 

Significant national: 
Encroachment 

Partial national: Towns merging 
Local purpose: Significant 

Openness/visual:  High 
Openness/physical: High 

Gap: No Strategic Gap and local 
gap between Welwyn Garden 

City and Essendon 
Cumulative impact: Potential 

for cumulative impact 
Boundaries: Site boundaries 
mixed weak/moderate/ strong. 

Adjoins a local nature reserve 
(LNR3) and two wildlife sites 

(WS79 and WS80). Landscape: 
medium sensitivity/ medium 

capacity (of developable area). 
Noise and air pollution 

mitigation required as adjacent 
to waste management facility- 

100m buffer required. Adjoins a 
former landfill site and evidence 

on implications arising from 
contamination is not yet 

complete so not clear if all of 
proposed area can come 

forward for development. Due to 
this uncertainty at the current 
time a cautious approach to 
density has been applied. 

Upgrades to road junctions in 
the locality will be required.  

Proposals include provision of a 
primary and secondary school 
in land on East Herts. Site falls 

within the inner and outer 
GSPZ. Small part of site falls 

with flood zones 2 and 3 but this 
will not be developed for 

housing. Small areas across the 
site are subject to surface water 
flooding. Waste water treatment 

and sewerage network 
upgrades may be required.  

Conclusion: Subject to 
mitigation measures site could 

come forward but some 
uncertainty about the scale, so 
based on the current evidence 
about contamination a cautious 
approach to capacity has been 
applied based on development 
of the northern part of the site. 
Would have an impact on the 

Green Belt, but less significant 
than the original larger area. 
Scale will allow provision of 

local facilities. 

Yes Yes 
Actively 

promoted with 
agent 

£275 
psf 

Uncertainty 
relating to the 

impact on A414 
in Hertford, 
mitigation 

measures could 
increase costs. 

Due to impact of 
contamination 

not clear if 
further 

development 
can come 
forward. 

Mitigation due 
to proximity of 

sites with 
nature 

conservation 
interest.  
Highway 

improvements 
& mitigation of 
impact on the 
A414 around 

Hertford. 
Mitigation from 
contamination, 
noise and air 
pollution. A 

buffer zone will 
be required. 

Would need to 
take account 
of GSPZ and 
surface water 

flooding.   
Upgrades to 

WwTW, 
sewerage and 
primary school 

provision. 
 

Yes- on the 
basis of 700 

dwellings 
6-10  

WGC6 East of Digswell 
Hill 

Gary and Liz 
Richardson, 
Caroline and 

Ian Kilford 

8 160 
Site larger 

than 6ha so 
estimated at 

25dph.  

Significant national: 
Encroachment 

Partial national: Towns merging  

Part of the site includes a 
wildlife site (WS4), which would 

not be developed. Adjoins 
another wildlife sites (WS60) 

No Yes 
Actively 

promoted, no 
agent 

£300 
psf 

No known 
abnormal or 
significant 

development 

Mitigation due 
to proximity of 

sites with 
nature 

Yes n/a (site not 
suitable) 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
Capacity 
revised to 

20dph due to 
noise impact 

from the A1(M) 

Local purpose: Significant 
Openness/visual:  Mixed 
Openness/physical: High 

Gap: Strategic Gap between 
Welwyn Garden City and 

Harpenden.  Local gap between 
Welwyn Garden City and Ayot St 

Peter 
Cumulative impact: No 

Boundaries: Moderate to strong 

and in close proximity to 
Sherrardspark Wood SSI. 

Landscape: high sensitivity / low 
capacity. Noise and air pollution 

due to the proximity of the A1 
(M,) would need to be mitigated. 

Capacity may be reduced 
subject to highway 

investigations. Site falls within 
the inner and outer GSPZ. 
Western part of the site is 
subject to surface water 

flooding. Waste water treatment 
and sewerage network 

upgrades may be required. 
School provision needs to be 

addressed. 
Conclusion: Disconnected from 

the existing settlement 
boundary by a woodland and 

small area of land.  Would result 
in an illogical Green Belt 

boundary which would not relate 
well to the urban form of WGC. 

costs which 
would constrain 

viability. 

conservation 
interest. 
Further 

investigation 
into the 

capacity of 
development 
that can be 

accessed via 
Crossway. 

Mitigation of 
the noise, air 
pollution and 

landscape 
impacts. 

Would need to 
take account 
of GSPZ and 
surface water 

flooding.  
Upgrades to 

WwTW, 
sewerage and 
primary school 

provision.  

WGr1 East of Great 
North Road 

Phillip Tubb 
and Kathryn 

Tubb-Wallace 
6 150 

Site is over 
6ha so 

estimated 
density is 

25dph 

Significant national: 
Encroachment 

Partial national: Towns merging 
and sprawl 

Local purpose: Partial 
Openness/visual:  High 

Openness/physical:   High 
Gap: Strategic Gap between 

Welwyn Garden City and 
Stevenage and local gap 

between Woolmer Green and 
Knebworth 

Cumulative impact: Potential 
for cumulative impact 

Boundaries: Site boundaries 
mainly strong but northern 

boundary is weak. 

Landscape: medium 
sensitivity/medium capacity. 

Access from Great North Road 
should be feasible. 

Development would be south of 
the ridge running parallel with 
the northern boundary of the 
site- reducing impact on the 

landscape. Small area to south 
of site subject to surface water 

flooding. Located in total 
catchment GSPZ. Proposals 
suggest potential to include a 

farm shop to serve the 
community. Waste water 
treatment and sewerage 

network upgrades may be 
required. School provision 

needs to be addressed. 
Conclusion: Housing could be 
contained to the southern part 
of the site; ensuring housing 

development is no further north 
than existing settlement 

boundary. The northern part 
could be landscaped, helping to 

offset the impact of 
development within the wider 

landscape, as well as providing 
a means of access and possibly 

a farm shop. 

Yes Yes 
Actively 

promoted, no 
agent 

£335 
psf 

No known 
abnormal or 
significant 

development 
costs which 

would constrain 
viability 

Would need to 
take account 
of GSPZ and 
surface water 

flooding. 
Upgrades to 

WwTW, 
sewerage and 
primary school 

provision 

Yes 0-5 yrs 
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Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
 

WGr3 Land adjacent to 
52 London Road 1.2 

Moult Walker 
and JB 

Planning on 
behalf of 

Duncan Ward 

50 

Site smaller 
than 2ha so 
estimated 
density is 

40dph 

Significant national: None 
Partial national: Towns 

merging, encroachment and 
sprawl 

Local purpose: Significant 
Openness/visual:  Mixed 
Openness/physical:  High 

Gap: Strategic Gap between 
Welwyn Garden City and 
Stevenage and local gap 

between Woolmer Green and 
Knebworth 

Cumulative impact: Potential 
for cumulative impact 

Boundaries: Site boundaries 
moderate to strong. 

Landscape: medium 
sensitivity/medium capacity. 

Access is considered feasible- a 
new priority junction would be 
required. Potential for noise 
pollution due to proximity of 
railway and London Road. 

Small area subject to surface 
water flooding. Located in total 
catchment GSPZ. Waste water 

treatment and sewerage 
network upgrades may be 
required. School provision 

needs to be addressed. 
Conclusion: Development of 

the site would erode the fragile 
gap between Woolmer Green 

and Knebworth. 
 

No Yes 
Actively 

promoted with 
agent 

£335 
psf 

No known 
abnormal or 
significant 

development 
costs which 

would constrain 
viability 

Would need to 
take account 
of GSPZ and 
surface water 

flooding. 
Mitigation of 
noise and air 

pollution 
impacts. 

Upgrades to 
WwTW, 

sewerage and 
primary school 

provision 

Yes n/a (site not 
suitable) 

WGr4 Land in front of 17 
Twin Foxes 

Welwyn 
Hatfield 
Borough 
Council 

0.1 5 

Site smaller 
than 2ha so 
estimated 
density is 

40dph 

Significant national: None 
Partial national: None 

Local purpose: Significant 
Openness/visual:  Mixed 
Openness/physical: High 

Gap: Strategic Gap between 
Welwyn Garden City and 
Stevenage and local gap 

between Woolmer Green and 
Oaklands and Mardley Heath 
Cumulative impact: Potential 

for cumulative impact 
Boundaries: Site boundaries   

strong. 

Landscape was not assessed. 
Potential for noise pollution due 

to proximity of London Road 
and the railway. No access 

concerns. A restrictive covenant 
prevents further development. 

Located in total catchment 
GSPZ. 

Conclusion: Located in a 
narrow local Green Belt gap 

between Woolmer Green and 
Oaklands and Mardley Heath.     

No Yes 
Promoted by 

Estates, 
WHBC 

£335 
psf 

No known 
abnormal or 
significant 

development 
costs which 

would constrain 
viability 

Restrictive 
covenant 
prevents 
further 

development. 
Would need to 
take account 

of GSPZ. 
Mitigation of 
noise and air 

pollution 
impacts.  

Upgrades to 
WwTW, 

sewerage and 
primary school 

provision 

No- restrictive 
covenant 

n/a (site not 
suitable) 

WGr5 Land in front of 19 
Twin Foxes 

Welwyn 
Hatfield 
Borough 
Council 

0.2 10 

Site smaller 
than 2ha so 
estimated 
density is 

40dph 

Significant national: None 
Partial national: None 

Local purpose: Significant 
Openness/visual:  Mixed 
Openness/physical: High 

Gap: Strategic Gap between 
Welwyn Garden City and 
Stevenage and local gap 

between Woolmer Green and 
Oaklands and Mardley Heath 
Cumulative impact: Potential 

for cumulative impact 

Landscape was not assessed. 
Potential for noise pollution due 

to proximity of London Road 
and the railway. No access 

concerns. A restrictive covenant 
prevents further development. 

Located in total catchment 
GSPZ and subject to surface 

water flooding. 
Conclusion: Located in a 

narrow local Green Belt gap 
between Woolmer Green and 
Oaklands and Mardley Heath.   

No Yes 
Promoted by 

Estates, 
WHBC 

£335 
psf 

No known 
abnormal or 
significant 

development 
costs which 

would constrain 
viability 

Restrictive 
covenant 
prevents 
further 

development. 
Would need to 
take account 
of GSPZ and 
surface water 

flooding. 
Mitigation of 
noise and air 

pollution 
impacts.   

No- restrictive 
covenant 

n/a (site not 
suitable)  



55 
 

Site Details Suitability Availability Achievability Timescale 

Ref Location 
Agent/ 

Dev 
Area 
(ha) 

Est. 
dwelling 
capacity 

Reason for 
estimated 
capacity 

Green Belt issues Other suitability issues and 
conclusion 

Is site 
suitable 

(Y/N) 

Is site 
available 

(Y/N) 
Explanation Market 

value Viability issues Achievability 
issues 

Is site 
achievable 

(Y/N) 

Deliverable 
(0-5yrs) or 
Developabl

e 
 (6-10, 11-

15yrs) 
Boundaries: Site boundaries 

strong. 
Upgrades to 

WwTW, 
sewerage and 
primary school 

provision 

 
 
 
ACRONYMS: 
 
AAS: Area of Archaeological Significance 
GSPZ: Ground Source Protection Zone 
HCC: Hertfordshire County Council 
LNR: Local Nature Reserve 
SAC: Special Area of Conservation 
SPA: Special Protection Areas 
SFRA: Strategic Flood Risk Assessment 
SSSI: Site of Special Scientific Interest 
WS: Wildlife site 
WwTW: Waste Water Treatment Works  
 
 
 
 
 
 
 
 
 
 
 


