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1. Introduction 
 
1.1 Purpose of the assessment 
 
The assessment of land availability makes an important contribution in the 
preparation of local plans. The council’s Local Plan must be based on a sound 
evidence base and a strategic housing land availability assessment is a central 
piece of evidence used to inform allocating sites and setting housing targets.  
 
In October 2012, the council published the Strategic Housing Land Availability 
Assessment Phase 2, which reviewed the suitability, availability and deliverability 
of sites for housing development on land outside the borough’s urban areas. Since 
then, additional sites have been promoted to the council and the government has 
issued Planning Practice Guidance (PPG) on housing land availability 
assessments. 
 
This Strategic Housing Land Availability Assessment (SHLAA) Phase 2 Review 
replaces the previous 2012 SHLAA Phase 2 report. It forms part of a suite of 
documents and should be read with the latest issue of the SHLAA Phase 1 report, 
which considers sites in urban areas and the SHLAA Phase 3 – Windfall 
assessment report. Together, these will be a key consideration in the council’s 
plan preparation, ensuring that a supply of suitable land is identified to help meet 
the housing needs of current and future residents of the borough over the plan 
period, in accordance with the National Planning Policy Framework (NPPF). All 
three reports can be found on the council’s 
website: http://www.welhat.gov.uk/article/5501/Housing 
 
The primary aims of this SHLAA2 Review are to: 

• Assess the suitability of sites with potential for development; 
• Assess if sites are available for development; 
• Determine if the sites have any viability or other achievability issues that 

could impact on delivery; 
• Assess if and when sites could be delivered, i.e. 0-5 years, 6-10 years, or 

11-15 years from the adoption of the Local Plan. 
 
It is important to note that the SHLAA will not make definitive judgements on which 
sites outside urban areas should be allocated in the Local Plan.  Instead it 
identifies sites with potential for development to inform policy decisions about the 
strategy for future housing growth in the borough. Decisions on site allocations will 
be made through the development plan process, and the council will identify which 
sites it considers are the most suitable to meet the need for housing in the 
borough. 
 
It is also important to note that this is a strategic assessment and therefore, 
consistent with PPG, the level of assessment is proportionate. This means that 
whilst many issues have been considered, the SHLAA does not go to the level of 
detail expected with a planning application.  
 
  

http://www.welhat.gov.uk/article/5501/Housing�
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1.2 Study area context 
Welwyn Hatfield borough is located centrally within Hertfordshire and covers an 
area of approximately 130 square kilometres.  It is bordered by Hertsmere to the 
southwest, St Albans to the west, North Hertfordshire to the north and East 
Hertfordshire and Broxbourne to the east. The very south of the borough borders 
the London Borough of Enfield. The Metropolitan Green Belt covers 79% of the 
borough. The borough has two main towns, Welwyn Garden City and Hatfield. 
Both are new towns and Welwyn Garden City is one of two garden cities in the 
UK. There are also a number of smaller settlements, which are excluded from (not 
in) the Green Belt. They are Brookmans Park, Cuffley, Digswell, Little Heath, 
Oaklands and Mardley Heath, Welham Green, Welwyn and Woolmer Green. The 
borough also contains a number of small villages, hamlets and areas of sporadic 
or ribbon development, which are all located in the Green Belt.  
 
As figure 1 below shows, the borough has good rail and road links, with the A1 (M) 
passing through the borough north south and connecting to the M25 to the south. 
The east coast mainline railway runs from London to the North East of England 
and Edinburgh. There are stations on this line in the borough at Brookmans Park, 
Welham Green, Hatfield, Welwyn Garden City and Welwyn North (located in the 
village of Digswell). Cuffley also has a station on the Hertford Loop Line, which 
runs from London to Stevenage via Hertford North. 
 
Figure 1: Welwyn Hatfield Borough 
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1.3 Policy context 
 
1.3.1 National policy  
 
To boost the supply of housing, the National Planning Policy Framework (NPPF) 
requires local planning authorities to meet their objectively assessed need for 
housing, unless any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against the policies in the 
NPPF taken as a whole or, specific policies in the NPPF which indicate 
development should be restricted. Such policies include land designated as Green 
Belt. Once established, Green Belt boundaries should only be altered in 
exceptional circumstances, through the preparation or review of the Local Plan. 
 
The objectively assessed need for housing in Welwyn Hatfield is set out in the 
Strategic Housing Market Assessment (SHMA).1  To help identify if it would be 
possible for the council to meet its objectively assessed need for housing, it is 
important that potential sites are identified to inform the housing strategy over the 
plan period. As such, paragraph 159 of the NPPF states that a SHLAA should be 
produced to ‘establish realistic assumptions about the availability, suitability and 
the likely economic viability of land to meet the identified need for housing over the 
plan period.’2
 

  

Figure 2 on the following page shows how this SHLAA is a key component of the 
evidence base, used to underpin planning policies in the Local Plan.  
 
 
1.3.2 Local Policy 
 
PPG advises that assessing the suitability of sites or broad locations for 
development should be guided by the development plan, emerging plan policy and 
national policy. At the local level, the saved policies of the Welwyn Hatfield District 
Plan (April 2005) form part of the development plan. Policy GBSP 2 sets out a list 
of ten settlements excluded from the Green Belt: Welwyn Garden City, Hatfield, 
Brookmans Park, Cuffley, Digswell, Little Heath, Oaklands and Mardley Heath, 
Welham Green, Welwyn and Woolmer Green. 
 
The council is currently updating its local planning policy. From 12th November 
2012 to 31st January 2013, the council consulted on its Emerging Core Strategy at 
the same time as the Land for Housing Outside Urban Areas document, which 
identified potential sites around Welwyn Garden City and Hatfield. The key points 
of relevance to this SHLAA 2 Review are that the list of settlements excluded from 
the Green Belt remains the same as the adopted District Plan (2005). However, 
the council’s evidence indicates that the borough’s urban capacity is insufficient to 
meet the need for housing over the plan period. 
 
In April 2014 the council decided to move away from the production of a series of 
separate development plan documents (Core Strategy, Site Allocations and 

                                                        
1 SHMA:   http://www.welhat.gov.uk/article/5501/Housing 
2 Para. 159 of NPPF, 2012 
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Development Management policies) in favour of producing a combined Local Plan. 
A draft of the Local Plan will be published for consultation in early 2015.  
 
 
Figure 2: Methodology flow chart in PPG. 
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2. Methodology 
 
The previous SHLAA (2012) was based on the ten-stage process detailed in the 
Strategic Housing Land Availability Assessments- Practice Guidance (July 2007). 
New Planning Practice Guidance (PPG) now supersedes this guidance, so this 
SHLAA reflects the most up-to-date advice. However, the broad principles for the 
identification and assessment of sites are similar. 
 
This section identifies how the council has undertaken the SHLAA Review 
process, highlighting any areas where an alternative approach has been followed 
to that proposed in the PPG and the rationale for that departure. It should be noted 
that the council considers that any departures are justified by the local situation.  
 
2.1 How has our process differed from the guidance? 
 
2.1.1 Level of assessment  
 
This SHLAA assesses sites at the borough level, not across the whole housing 
market area. Local authorities within the housing market area are at different 
stages of their Local Plan production, so it has not been possible at this stage to 
produce a joint document. However, the council will, through the duty to 
cooperate, explore the potential of sites for housing development outside of the 
borough boundary but within the housing market area.    
 
2.1.2 Scope of the assessment 
 
Employment land is not included within this assessment. 
 
2.2 Stage 1: Identifying sites 

The sites identified in this SHLAA have come from a number of sources: 

• Sites put forward during the previous District Plan Inquiry; 
• Sites identified in the original SHLAA by the council’s consultants at that 

time; 
• Sites within the potential Broad Locations identified in the Core Strategy 

Issues and Options 2009 document or as more defined in the Emerging 
Core Strategy and Land for Housing Outside Urban Areas 2012; 

• Sites promoted for housing development either during the original SHLAA 
call for sites in 2007 and/or, as subsequently promoted by landowners and 
developers since then and up until 30th April 2014. (New sites promoted 
after this date will be considered as part of the next review). 

In a process still consistent with the current guidance, many of the sites were 
initially identified by desktop and survey work undertaken in 2007 by consultants, 
Tribal.  The consultants used digital mapping, a review of sites already in the 
planning process and a call for sites to identify potential broad locations and sites. 
The sites and areas around the two towns and 8 villages inset from the Green Belt 
formed the basis of the Broad Locations for Growth identified in the Core Strategy 
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Issues and Options consultation (2009). Tribal also looked for housing 
opportunities in smaller villages within the Green Belt such as Northaw, Essendon, 
Lemsford and Newgate Street.  All these areas identified from the desktop review 
were surveyed, together with a general examination of other areas. 

Further to this initial work, the sites were reviewed in 2011 (incorporating sites 
promoted during the Issues and Options Consultation, 2009 or subsequently) to 
inform the previous SHLAA Phase 2 for land outside urban areas, which was 
published in 2012.  This current SHLAA Phase 2 review (2014) updates this work 
and incorporates any new sites promoted after 31st August 2012. 

2.3 Stage 2: Site Assessment 

2.3.1 Suitability 

The assessment of site suitability is consistent with the analysis in the previous 
SHLAA. In light of requirements in the National Planning Policy Framework 
(NPPF) and the advice in PPG, the process has been updated to address the 
impact of sites on matters such as heritage conservation. Sites which have 
particular policy constraints are included in the SHLAA for the sake of 
comprehensiveness and to test whether such constraints would restrict 
development.  

Settlements excluded from the Green Belt3

In the previous SHLAA Phase 2, sites were dismissed at the first stage of the 
assessment if they were not contiguous with the urban settlement boundary. This 
approach is consistent with national policy, which promotes the most sustainable 
pattern of development. In order to review the opportunities to help explore if it 
may be possible to meet our objectively assessed need for housing, this SHLAA 
explores whether the potential exists to redefine Green Belt boundaries in 
locations which are close to but do not adjoin an existing urban boundary using 
physical features that are readily recognisable and likely to be permanent, as an 
extension to a defined urban area. Consideration was also given to whether a 
Green Belt boundary change would require the inclusion of land between the site 
and an existing urban boundary, which it is considered necessary to keep 
permanently open.  

 have a better level of facilities and 
public transport links than the villages, hamlets and countryside within the Green 
Belt. In terms of accessibility, the borough’s villages and hamlets washed over by 
the Green Belt are more likely to be remote from existing services. 

A number of key policy or environmental constraints were identified as significant 
enough that sites were considered as unsuitable for residential development 
immediately. If a significant physical barrier to development exists, this has also 
been considered as a reason to conclude that a site is unsuitable at this initial 
stage of the assessment. This is expressed as the stage 1 sieving process and 
sites are considered unsuitable at this stage for the following reasons: 

                                                        
3 Welwyn Garden City, Hatfield, Woolmer Green, Oaklands and Mardley Heath, Welwyn, Digswell, 
Welham Green, Brookmans Park, Little Heath and Cuffley.  
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• All of the site is designated as a wildlife site or nature conservation site or 
historic asset of national or local importance: such as Sites of Special 
Scientific Interest, Registered Historic Parks and Gardens, Local Nature 
Reserves and Wildlife Sites; 

• All of the site is designated within flood zone 3; 
• The site is not contiguous with an urban settlement boundary OR an 

opportunity does not exist to redefine Green Belt boundaries, using physical 
features that are readily recognisable and likely to be permanent. 

• There is a significant physical barrier to development e.g. access. 

A list of all the sites categorised as unsuitable at stage 1 is available in Appendix 1 
and site maps can be viewed in Appendix 3. 

Following the stage 1 sieving process, the suitability of the remaining sites has 
been considered. This constitutes the stage 2 sieving process and is informed by 
site visits and a broad range of evidence base documents listed on the council’s 
website4

Sites are considered unsuitable at stage 2 for the following reasons: 

. These include the Green Belt Review and the Green Belt Review Stage 
2, the Water Cycle Scoping Study and the Landscape Sensitivity and Capacity 
Study. New evidence means that in some cases, the decision about site suitability 
may differ from the previous SHLAA 2 (2012). Site assessment has been a 
collaborative approach, helping to achieve a robust process. Development 
Management and policy officers have been involved and Hertfordshire County 
Council has provided feedback on highways issues, access and minerals.  
Welwyn Hatfield’s Environmental Health team has given advice relating to noise, 
contamination and air quality. Feedback from the Environment Agency has also 
been incorporated where relevant. 

• Development would significantly undermine the purposes of the Green Belt; 
• Development would have an unacceptable impact on nature conservation, 

the local landscape and heritage assets and there is reasonable cause to 
suggest that this impact could not be overcome; 

• A site has physical constraints or problems, such as an unusually shaped 
site, steep topography, pollution or contamination, ground conditions, 
hazardous risks, access and infrastructure, and there is reasonable cause 
to suggest these issues could not be overcome.  

• A site provides a leisure or community facility (including allotments), and it 
has not been demonstrated that the facility is no longer needed or it can be 
relocated elsewhere.  

After this sieving process, 51 sites were considered suitable for housing.  A 
summary of all the sites assessed as part of the stage 2 sieving process is listed in 
Appendix 2.  Maps of the sites can be viewed in Appendix 3. 

There are 15 sites that have been withdrawn from this SHLAA Phase 2 Review for 
one of the following reasons: 

                                                        
4 http://www.welhat.gov.uk/evidence base 
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• Development has already commenced/completed; 
• The site has been withdrawn, it is no longer being promoted for housing or, 

has not been promoted during the current review; or 
• The site is an allocated waste site. 

A list of the sites is included in Appendix 1. 

2.3.2 Development potential 

In parallel to assessing suitability and achievability, the density of proposed 
development has been assessed. In line with guidance in PPG, the development 
potential for each site is guided by existing and emerging policy. A net density of 
40 dph is considered appropriate as a starting point, it being the mid-point of the 
density range recommended in Policy H3 of the adopted Local Plan (2005).  

However, to allow for the principle that the gross housing density on larger sites 
tends to be lower than on small sites due to the need to deliver a level of social 
and physical infrastructure unlikely to be required on smaller sites, the following 
gross to net densities have been applied: 

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

The gross density of the smallest sites is the same as the net density (40dph), but 
the gross density of larger sites will be lower because more space will be needed 
to provide associated supportive infrastructure such as roads, play space, schools, 
shops and other facilities. This approach is based on research carried out on 
behalf of the government by URBED and Llewellyn Davies5

This methodology provides a good indication of potential site capacity. However, in 
some cases an alternative density is proposed reflecting feedback from the 
landowner or developer or because it would be reasonable to conclude that a 
constraint on part of the site is likely to reduce capacity, such as topography or 
proximity to a noise source.  

. For sites between 2 
and 6 hectares a 75% gross to net ratio has been applied, which means the gross 
density is 30dph. For sites over 6 hectares a 62.5% ratio has been applied, 
meaning the gross density is 25dph.  

When a constraint is identified on a site, the gross density has been reduced 
systematically to ensure consistency. For example, on a site between 2 and 6 
hectares where a proposed gross density is 30dph, the density will be reduced to 
25dph and for a larger site (over 2 hectares) where the standard gross density is 
25dph it will be reduced to 20dph. 

However, in some cases, a different or further adjustment may have been made to 
reflect areas of a site that are liable to flooding, where strategic green 
infrastructure has been suggested as part of an early development concept or for 
                                                        
5 URBED and Llewellyn Davies (1999) Tapping the Potential Report 
http://www.urbed.coop/sites/default/files/Tapping%20the%20Potential%20Report.pdf 
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other reasons that are specific to a site, e.g. the presence of overhead power 
lines. 

2.3.3 Availability 

Given the need to release land from the Green Belt before it is developed for 
housing, the council needs to be certain that the land is available. Most sites have 
been promoted by landowners or developers during the Local Plan consultations 
or call for sites process. In many cases, details of landownership have been 
provided by those promoting sites.  Where site ownership information is missing or 
unclear land registry searches have been undertaken. Multiple land ownership has 
been taken into account as part of the assessment.  

2.3.4 Achievability 

A site is considered achievable for development where there is a reasonable 
prospect that housing will be developed on the site at a particular time.  Essentially 
this is a test of economic viability, which is dependent on two factors: the market 
and the cost of developing the site.  

The Community Infrastructure Levy (CIL) will be key to ensuring development is 
viable as rates will be set in accordance with the different value areas across the 
borough. The council has commissioned a combined viability study to test the 
ability of a range of development types throughout the borough to viably meet the 
requirements of emerging planning policy and other relevant policies. In summary, 
the study utilises the residual land value method of calculating the value of a range 
of development typologies. This method is used by developers when determining 
how much to bid for land and involves calculating the value of the completed 
scheme and deducting development costs (construction, fees, finance, 
sustainability requirements, Section 106 contributions and developer’s profit).  The 
residual amount is the sum left after these costs have been deducted from the 
value of the development, and guides a developer in determining an appropriate 
offer price for the site.   

This study demonstrates that, subject to allowing for flexibility in matters such as 
the council’s sustainability policy, affordable housing, the necessary infrastructure 
and the need for landowners and developers to achieve competitive returns, as 
required by the NPPF; sites across the borough will be able to be developed viably 
and thus facilitate growth throughout economic cycles.  
 
To inform the viability study, residential values are shown by sub-market area. 
These highlight that average market values vary across the borough from around 
£350 per sq ft to £245 per sq ft. The lower values are achieved in and around 
Hatfield, and the higher values area achieved in and around villages such as 
Brookmans Park, Little Heath and Essendon. On page 14 of this SHLAA, is the 
map from the combined viability study showing average market values. These 
values are referred to in the tables in Appendix 2. 

In addition to a market assessment, the costs associated with a particular 
development can also impact achievability.  Costs could be in relation to the 
following issues: 
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• Site- specific factors: topography, access, flood attenuation, noise or 
landscape mitigation, contamination, power lines and infrastructure 
improvements. 

• Strategic infrastructure improvements (i.e. improvements to the A1 (M), 
waste water treatment, sewerage and school upgrades) 

• Ownership- legal and ownership costs relating to multiple landowners. 

Most costs are to be expected as part of the normal development process but 
there may be circumstances where the possibility of abnormal costs could arise. 
Where there is reasonable cause to suggest that an abnormal cost may affect a 
development, these have been noted. For each site (see Appendix 2) specific 
viability issues are discussed and used to inform the decision about if a site is 
considered to be achievable and when it can be delivered.  

Where constraints are identified consideration is given to how these may be 
overcome. Each site is identified as deliverable6, developable7

                                                        
6 To be considered deliverable, sites should be available now, offer a suitable location for 
development now, and be achievable with a realistic prospect that housing will be delivered on the 
site within five years and in particular that development of the site is viable (NPPF, Ft note 11). 

, or not currently 
developable for housing.  

7 To be considered developable, sites should be in a suitable location for housing development and 
there should be a reasonable prospect that the site is available and could be viably developed at 
the point envisaged (NPPF, Ft note 12). 
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Figure 3: Value areas per sq. foot in Welwyn Hatfield  

 

Source: BNP Paribas (2014). 

2.4 Stage 3: Methodology: Windfall Assessment 

An assessment of housing windfall in Welwyn Hatfield has been undertaken 
separately and can be viewed on the council’s website.8

 

 

 
                                                        
8 Strategic Housing Land Availability Assessment: Phase 3 - Windfall 
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2.5 Stage 4: Assessment Review 

A review of the initial SHLAA assessment has been undertaken to clarify the 
housing capacity of each site and the delivery timescales. The development 
potential of sites has been used to inform the housing trajectory in the Annual 
Monitoring Report.  

2.6 Stage 5: Final Evidence Base 

The SHLAA Phase 2 Review is an important part of the evidence base for the 
Local Plan.  It identifies a supply of suitable, available and achievable housing 
sites in the land outside the urban areas in the borough to inform the housing 
trajectory and the 5-year land supply. 

New sites that are promoted or come forward after this SHLAA 2 Review is 
published will be considered for their suitability, availability and achievability as 
possible housing sites. 
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3. Results 

In total 109 sites have been identified in this SHLAA 2 Review, across the 
borough. Of these sites, 58 have been dismissed as unsuitable during the stage 1 
sieving process for reasons identified in section 2 (para. 2.3.1). The justification for 
each site is detailed in Appendix 1 and maps can be viewed in Appendix 3. Table 
1 shows the number of sites identified at each settlement, most of which have 
been promoted by a landowner/developer.  

As outlined in section 2, none of the sites in settlements washed over by the 
Green Belt (Lemsford, Stanborough, Newgate Street, Essendon, Northaw, 
Bullen’s Green and Burnham Green) have been taken forward for review at stage 
2 as none of these adjoin an existing settlement boundary. These locations are 
served by a lower level of services and facilities and are less accessible to places 
of employment and passenger transport services than the borough’s towns and 
larger villages, which are excluded from the Green Belt. Therefore 51 sites around 
the 10 settlements excluded from the Green Belt have been reviewed at stage 2.   

Table 1:  Distribution of the SHLAA 2 Review Sites 

Settlement  Total 
number of 

sites 

Number of site 
dismissed at stage 1  

Number of sites 
reviewed at stage 2 

Brookmans Park 15 6 9 

Cuffley 6 1 5 

Digswell 3 1 2 

Hatfield 12 4 8 

Little Heath 2 0 2 

Oaklands & Mardley Heath 5 1 4 

Welham Green9 9  2  7 

Welwyn 12 7 5 

Welwyn Garden City 5 0 5 

Woolmer Green 4 0 4 

Bullens Green 2 2 0 

Burnham Green 1 1 0 

Essendon 4 4 0 

Lemsford and 
Stanborough 

15 15 0 

Newgate Street 3 3 0 

Northaw 11 11 0 

Total 109 58 51 

                                                        
9 WeG5 now amalgamated with WeG4b, so not counted separately 
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Table 2: Summary of suitable, available and achievable sites at the stage 2 
sieving process 

Settlement 

Total 
number 
of sites 
(stage 

2) 

Number 
of 

suitable 
sites 

Number of 
available 

sites 

Number of 
achievable 

sites 

No. of sites 
that are 
suitable, 
available 

and 
achievable 

Suitable, 
available 

and 
achievable 

sites 
(hectares)

10 

Brookmans 
Park 9 4 9 6 

3 (BrP6, 
BrP12 and 

BrP14) 
33.8 

Cuffley 5 2 5 3 2 (Cuf1 and 
Cuf6) 8.8 

Digswell 2 0 2 1 0 0 

Hatfield 8 5 8 7 

5 (Hat1, 
Hat2, Hat4, 

Hat5, 
Hat13) 

218.5 

Little Heath 2 2 2 2 2 (BrP7 and 
LHe1) 8.4 

Oaklands and 
Mardley Heath 4 3 3 4 2 (OMH5 

and OMH8) 1.7 

Welham 
Green 7 6 7 7 

6 (WeG1, 
WeG2, 
WeG3, 
WeG4b, 

WeG6 and 
Weg1011

14.9 

) 

Welwyn 5 3 5 5 
3 (Wel3, 
Wel4 and 
Wel11) 

3.2 

Welwyn 
Garden City 5 3 5 4 

3 (WGC1, 
WGC4 and 

WGC5) 
104.4 

Woolmer 
Green 4 1 4 2 1 (WGr1) 6 

Total 51 29 50 41 27 373.7 

 
  

                                                        
10 Size of the site promoted for development, not necessarily the developable area. 
11 Currently only 700 dwellings is considered achievable due to potential contamination. 
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3.1 Suitability 

Table 2 illustrates that 29 (57%) of the sites reviewed at stage 2 have been 
assessed as suitable. The size and number of suitable sites around each 
settlement varies and not all these sites are available or achievable. Appendix 2 
outlines the results of the suitability assessment for each site.  

3.2 Availability 

As shown in table 2, only one of the 51 sites reviewed at stage 2 is unavailable. 
OMH4 in Oaklands and Mardley Heath is considered suitable for housing 
development and will logically be taken out of the Green Belt if OMH5 and OMH8 
are developed (both are suitable, available and achievable sites). However, OMH4 
is not currently being promoted for housing at this time so it is not considered a 
developable site at the moment.  

Where a high number of owners with informal agreements are promoting a site, 
the delivery estimates have been delayed to over 5 years. This reflects potential 
difficulties that may arise when a site is brought forward. 

3.3 Achievability 
 
There are 41 achievable sites (see table 2) where there is a reasonable prospect 
that they can be developed in the plan period and will not be impeded by viability 
issues. The results of the achievability assessment per site are set out in Appendix 
2. Just as it is possible for a site to be suitable but not achievable, there are a 
number of sites that have been found unsuitable for policy reasons such as impact 
on the Green Belt, but there are no achievability reasons why they could not come 
forward.  
 
When a site is identified as not achievable this is because there is currently 
uncertainty about the site’s viability or deliverability. In some cases it is possible 
that an issue may be overcome in the future, but currently there is no evidence 
that this is the case.  Therefore the assessment may change in a subsequent 
review if further evidence comes forward. 

3.4 Suitable, available and achievable sites 

Only sites that are suitable, available and achievable will potentially be allocated in 
the Local Plan. However, policy decisions about site allocations will depend on the 
strategy for development chosen by the council. Therefore, the 27 sites in table 2 
that are assessed as suitable, available and achievable will not necessarily be 
taken forward in the Local Plan.  

The distribution of sites that pass all three SHLAA tests varies across the borough. 
Welham Green has the highest number of sites, but these are relatively small, 
collectively amounting to 14.9ha of land. Of the villages, Brookmans Park has the 
most land area identified as suitable, available and achievable: 33.8ha across 
three sites. There are no sites identified as suitable in Digswell. The two towns 



 
 

18 

have the largest sites. There are 5 sites in Hatfield collectively amounting to 219 
ha of land and there are 3 sites in Welwyn Garden City collectively amounting to 
104 ha. Maps of the sites can be viewed in Appendix 3. 
 
3.5 Delivery 
 
Using the achievability assessment in Appendix 2, the deliverability of the 27 sites 
that are suitable, available and achievable is assessed. This helps to decide if a 
site can be developed in 5 years (deliverable) or is more likely to come forward 
between 6-10 or 11-15 years (developable). Table 3 summarises the delivery of 
sites but please note it does not indicate the phasing of sites in the Local Plan. 
The number of dwellings these sites can deliver is set out in table 4. 
 
Table 3: Summary of the deliverability of sites that are considered to be 
suitable, available and achievable 
 

Settlement 

No. of 
Deliverable 

sites 
No. of Developable sites 

0-5 6-10 11-15 6-10 and 11-15 
Brookmans 

Park 
3 (BrP6, BrP12 

and BrP14) 0 0  

Cuffley 2 (Cuf1 and 
Cuf6) 0 0  

Digswell 0 0 0  

Hatfield 0 2 (Hat4 
and Hat5) 1 (Hat 2) 2 (Hat1 and Hat13) 

Little Heath 2 (BrP7 and 
LHe1) 0 0 0 

Oaklands and 
Mardley Heath 1 (OMH8) 1 (OMH5) 0 0 

Welham Green 6 (WeG1, WeG2, 
WeG3, WeG4b, 
WeG6, WeG10) 

0 0 0 

Welwyn 3 (Wel3, Wel4, 
Wel11) 0 0 0 

Welwyn 
Garden City 

2 (WGC1 and 
WGC4) 0 0 1 (WGC5) 

Woolmer 
Green 1 (WGr 1) 0 0 0 

Total no. of 
sites 20 3 1 3 

 
 
Table 3 outlines that most of the sites (75%) are deliverable as they could come 
forward within 5 years. However, table 4 indicates that these sites tend to be 
relatively small and will deliver 2115 new dwellings, which is only 33% of the total 
dwelling capacity.  
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The remaining dwellings are expected to be delivered between 6 and 15 years. 
Reasons for delay include mineral extraction, infrastructure improvements or 
multiple-ownership.  Larger sites also tends to have longer lead in times, 
particularly when a site brief or masterplanning is required. Hat 1 (including Hat 
13) is a very large site so delivery is likely to be phased over 10 years. 
 
As the larger sites take more time to bring forward for development, table 4 
identifies that over 65% of new dwellings could be delivered between 6 and 15 
years.  
 
Table 4: Summary of the deliverability of sites that are considered to be 
suitable, available and achievable, by dwelling capacity 
 

Settlement 

Deliverable 
sites Developable sites 

Total dwellings 
0-5 6-10 11-15 6-10 and 11-

15 

Brookmans 
Park 225 0 0  225 

Cuffley 140 0 0  140 

Digswell 0 0 0  0 

Hatfield 0 170 1430 2000 3600 

Little Heath 175 0 0 0 175 

Oaklands 
and Mardley 

Heath 
5 20 0 0 25 

Welham 
Green 380 0 0 0 380 

Welwyn 75 0 0 0 75 

Welwyn 
Garden City 965 0 0 70012 1665  

Woolmer 
Green 150 0 0 0 150 

Total 
dwellings 2115 190 1430 2700 6435 

 

                                                        
12 Currently only 700 dwellings is considered achievable at WGC5 due to 
uncertainty about contamination. 
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4. Monitoring 
 
The National Planning Policy Framework (2012) requires that a rolling 5-year land 
supply be identified annually, with an additional 5% buffer against the housing 
requirement (moved forward from later in the plan period) to ensure choice and 
competition in the market. 
 
Delivery of sites will be monitored through the Annual Monitoring Report as part of 
the housing trajectory, along with the 5-year supply. 
 
A review of new sites will be undertaken following consultation in 2015 to inform 
Local Plan preparation. 
 

 
5. Conclusion 

 
The SHLAA Phase 2 Review has assessed 109 sites in the borough on land 
outside the urban areas (see appendices 1, 2 and 3). Over half of these sites (58) 
where dismissed as unsuitable at stage 1 of the assessment, with 51 going 
forward for review at stage 2.  
 
Of these, a further 21 were assessed as unsuitable during the stage 2 sieving 
process. One site (OMH4) has been dismissed as it is unavailable and another 
site BrP4 is considered suitable but due to current highway concerns related to 
pedestrian access across the railway, its achievability is currently uncertain. 
Therefore, 28 sites have been assessed as suitable, available and achievable. 
These sites adjoin or lie close to the settlement edge of Woolmer Green, Welwyn, 
Oaklands and Mardley Heath, Welwyn Garden City, Hatfield, Brookmans Park, 
Welham Green, Cuffley and Little Heath.  
 
The SHLAA is an evidence study that aims to assess the availability of land for 
housing over the next 15 years and beyond. It does not in itself form planning 
policy and the sites in the Green Belt or on Safeguarded Land will need to be 
allocated in the Local Plan. Site allocations will depend on the strategy that the 
council decides to take forward. Any comments made in relation to particular sites 
do not constitute a planning brief or formal planning advice.  
 
Any additional sites that are promoted to the council will be reviewed following 
consultation in 2015. 
 
This document updates and replaces the SHLAA Phase 2 (2012) and should be 
read in conjunction with the Phase 1 Urban SHLAA Review (2013) and the Phase 
1 Update (2014), and the Phase 3 Windfall Assessment.  
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