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Introduction
1 Introduction
1.1

Welwyn Garden City town centre is the main shopping and service centre for
the borough providing a number of important civic, cultural, leisure and
community facilities. Even though the town centre has some strengths as a
primary retail destination it does have gaps in the quality and range of its retail
‘offer’ which has resulted in some shoppers choosing other retail centres.

1.2

In consultation with local residents, retailers and landowners, Welwyn Hatfield
Borough Council has drawn up a strategy for Welwyn Garden City town centre,
the primary objective of which is to maintain and enhance the commercial,
social and environmental success of the town centre and help to meet the future
retail needs of the borough. The strategy is set out more fully in the adopted
District Plan (available on the council’s website – www.welhat.gov.uk) and
identifies three development sites within the town centre, two of which have
already been delivered: the expansion of Waitrose which has provided additional
convenience goods floorspace in a part of the town centre well served by parking
and the redevelopment of Sainsbury's which has helped to re-anchor the
southern side of the town centre.

1.3

The remaining development site lies within the heart of the town centre and is
known as Town Centre North, a site of 1.3 ha which is identified primarily for
retail development. Policy TCR4 of the 2005 District Plan states that
development of this site should only come forward in accordance with a planning
brief which shall be adopted as Supplementary Planning Guidance (now to be
adopted as a Supplementary Planning Document or SPD).

1.1 Purpose of the SPD
1.4

The aim of this planning brief is to provide detailed information to guide
developers on the type of development, design and layout constraints and other
requirements for the Welwyn Garden City Town Centre North development site,
whilst also seeking to highlight how development of this site can help to address
the wider objectives of the town centre strategy.

1.5

This SPD will:
Confirm the council’s aspirations for the development of the site and ensure
that any development supports the wider vision and strategy for Welwyn
Garden City town centre.
Provide a detailed planning framework for the redevelopment of the site
and establish key design principles and development objectives to be
achieved.
Ensure that the development proposals have the flexibility to achieve their
full development potential and do not prejudice development proposals on
other sites.
Coordinate development, transport and public realm improvements
strategies in order to realise a comprehensive approach to development.
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Promote and facilitate high quality design and sustainable development.
Identify the range of potential benefits the council will be seeking from
future development.
Provide certainty for landowners and developers.
1.2 Status
1.6

This planning brief has been written by Welwyn Hatfield Borough Council in
association with Broadway Malyan and Colliers International (a team appointed
by the council) and expands upon Policy TCR4 of the Welwyn Hatfield District
Plan (2005).

1.7

In accordance with European Directive 2001/42/EC the brief has been subject
to a Strategic Environmental Assessment (SEA) and a sustainability appraisal
of this SPD has been undertaken.

1.8

This SPD will be a material planning consideration against which the council
will give significant weight to when determining any planning application
submitted in respect of the land covered by this guidance.
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Planning Policy Framework
2 Planning Policy Framework
2.1

This SPD has been prepared in accordance with the over arching policy
framework at national and local levels, and good practice guidance. The SPD
must be considered within the framework of the saved policies of Welwyn
Hatfield District Plan 2005, the Design SPG, Planning Obligations SPD, the
Parking Standards SPG and the National Planning Policy Framework. As the
council's Local Plan progresses through to adoption this will also become a
material consideration in relation to any development proposals for this site.

2.1 Local Plan Policy
Welwyn Garden City Town Centre Strategy
2.2

The Welwyn Hatfield District Plan was adopted in 2005 and developed a strategy
for the town centre to the period to 2011. In looking forward the council has
worked with the Welwyn Garden City Town Centre Partnership to refresh this
strategy for the period up to 2031 and agree a shared vision for the town centre.

Vision for Welwyn Garden City Town Centre
To maintain and enhance the commercial, social and environmental success of
the town centre, building upon its unique heritage and strengths to achieve a
prosperous and vibrant town centre offering a diverse range of activities in an
attractive clean and safe environment for the enjoyment of the community and
visitors alike.

2.3

The strategy to deliver this vision has also been prepared in consultation with
the Welwyn Garden City Town Centre Partnership and is closely aligned with
the Partnership’s own aspirations for the town centre. The strategy states that
“the council will support the development of Welwyn Garden City town centre
as the borough’s primary comparison shopping retail destination."

2.4

This will be achieved by:
Providing opportunities for new retail investment in the town centre and
other associated uses, to increase its retail offer and commercial viability
and maintain or improve its position in the regional and local shopping
hierarchy.
Maintaining the centre’s important civic, cultural and community functions
which should remain focused in The Campus area.
Improving movement and access within the centre, giving priority to
pedestrians, cyclists and public transport, whilst maintaining and optimising
the management of car parking provision.
Enhancing the quality of its environment, its open spaces and public realm,
recognising the character of the garden city, in order to improve its
attractiveness as a centre.
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Increasing the diversity of uses in the centre, in particular cafés, restaurants
and pubs, but also residential, offices and leisure, so enhancing its
attractiveness as a centre, extending its life into the early evening and
providing a broader range of services to local people.
Providing opportunities for shopping, community and leisure events to
encourage more people to visit the town centre.
2.5

The components of this strategy as they relate to the town centre are also
shown in Figure 1. These actions are considered important if we are to enhance
the vitality and viability of the town centre whilst maintaining its historic
environment.

2.6

With regard to the aspiration to maintain the town centre's civic, cultural and
community functions, the council has recently made significant investment in
the facilities at Campus West to improve the leisure facilities on offer and
increase visitor numbers. In terms of improving movement and access in the
town centre it should also be noted that Hertfordshire County Council prepared
an Urban Transport Plan for Welwyn Garden City in 2008 which highlights a
number of potential transport improvements in the town centre, including the
layout of the bus interchange.

2.7

Whilst the council, the county council and the Town Centre Partnership are
working to achieve shorter term projects and improvements in the town centre
there is a need to plan for our future retail needs through the planning process.
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Figure 1. Town Centre Strategy
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Policy TCR4 - Town Centre North Development Site
2.8

The adopted District Plan advises that the Town Centre North development
site is the preferred site for retail development given its location within the
primary retail core and the potential linkages with the Howard Centre and John
Lewis. This allocation is supported by Policy TCR4 (Town Centre North
Development Site) which sets out a number of key objectives that development
of the site is required to achieve:
Preserve and enhance the character of the Conservation Area;
Create a new entrance to the town centre on its north side;
Enhance the public realm and landscape within the town centre and achieve
a strong visual linkage between the town centre and the Campus East
Development Site;
Achieve good pedestrian access and linkage with the rest of the town
centre;
Ensure efficient vehicle movement on surrounding roads;
Provide adequate car parking to meet the needs of the development;
Seek to improve passenger transport provision in the town centre; and
Provide a range of retail units, which should enhance the quality of the
retail provision in the town.

2.9

These objectives provide the basis upon which the guidance set out in this
document has been developed and expanded upon.

2.10 Policy TCR4 is set out in full in Appendix 2 and is to be rolled forward into the
new Local Plan for the borough.

- WGC TCN SPD

9

Site Description and Wider Context
3 Site Description and Wider Context
Welwyn Garden City Town Centre
3.1

The town centre is part of the Welwyn Garden City Conservation Area. The
town is one of only two Garden Cities in the country (the other being Letchworth
Garden City) and was also designated as a New Town in the immediate post
war years. This unique history means that the Garden City's importance in
town planning is widely recognised.

3.2

One of the distinctive features of the Garden City is the town centre. This was
purposefully laid out as the central civic and commercial core of the town and
was originally based around the idea of a single local store - Welwyn Stores now the home of John Lewis. Whilst the layout of the town centre, the tree
lined boulevards, wide green open spaces and the neo-Georgian architecture
have all contributed to the town's designation as a Conservation Area it is noted
that many of the town centre retail units are of relatively small footprint and
therefore struggle to accommodate modern retail requirements. The Town
Centre North site lies at the northern end of Welwyn Garden City Town Centre
and comprises four key spaces; the Bridge Road roundabout, Anniversary
Gardens, a surface car park currently leased to John Lewis Partnership and a
two storey retail block to the east of Stonehills.

The Town Centre North Site
3.3

The site is in an important position in relation to the town centre as a whole and
is surrounded by a number of key buildings occupied by major shopping
destinations and retailers. These include:
John Lewis (who occupy the former Welwyn Stores building);
Hunters Bridge multi storey car park, the main car park for the town centre;
Debenhams and adjacent retailers to the south;
The main entrance to the Howard Centre, the main Welwyn Garden City
shopping mall; and
Waitrose and the council offices to the north across Bridge Road (B195).

3.4

The boundary of the SPD area is set out in Figure 2.

3
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Figure 2. Map of Town Centre North site
Crown Copyright. All rights reserved Welwyn Hatfield Borough Council LA100019547 2013
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3.5

The boundaries of the site effectively outline the gap in the building form in the
town centre and whilst it has no single dominant function it is well used by
pedestrians as part of their route between the Howard Centre and John Lewis.

3.1 Ownerships
3.6

The council has significant ownership in the site and other land/property within
the site is held by a mix of of local and national owner occupiers, investors and
businesses. Further details can be obtained from the planning team.

3.2 Key Opportunities and Concepts
3.7

A number of background studies form part of the evidence base that has been
taken into account in preparing this SPD (see Appendix 3 for further details).
Fundamentally, this site has been identified to provide additional comparison
goods retail floorspace in the town centre to help meet the needs of the borough
and to expand the retail offer in the town centre to ensure that Welwyn Garden
City remains competitive and can maintain its position in the local retail
hierarchy. A full review of the evidence base and a comprehensive site analysis
has been undertaken so as to develop a conceptual plan of the site to capitalise
on emerging opportunities and form a basis for more detailed development
options. From this work we have established a number of key design principles
and have also set out an Indicative Development Approach, taking into account
land ownership and the capacity of the site to deliver a targeted level of retail
floorspace.

3.8

The following key opportunities and emerging concepts have been derived from
the understanding of the evidence base, land ownership issues and the existing
site:
Decommissioning the roundabout and its replacement with a new highway
layout allows the opportunity to utilise this part of the site as a stand alone
store. This would reduce traffic and create a better frontage to the gardens
whilst seeking to enhance local pedestrian movement and connectivity to
Campus East.
Using all/or part of Anniversary Gardens for development which could be
retail and/or if appropriate food and leisure. This could expand west to
utilise the John Lewis car park. Development on this part of the site would
enhance the sense of enclosure, support the streetscape and be cognisant
of the viewing line to the main John Lewis entrance to the west of the site.
If all of Anniversary Gardens were to be used for development, the
integration of sufficient landscaping and open space needs to be
considered.
Comprehensive development needs to consider the redevelopment of the
Stonehills block or at least address its poor rear aspect.
There is the opportunity to consider the scope for a continuous frontage
west of Debenhams, bringing the front of the existing smaller units forward
thereby expanding these depth of these stores.
Stonehills could be pedestrianised.

3
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There is a significant longer term potential to deliver units as part of any
redevelopment of Hunters Bridge multi storey car park.

Figure 3. Key Opportunities
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4 Land Use Objectives
4.1

The Town Centre North site is currently a mixture of retail, surface level car
parking, open space and highway land. There is the opportunity to intensify
and diversify these uses in accordance with the objectives of Policy TCR4 and
to help deliver elements of the the wider town centre strategy. The key land
use objectives for the site are set out below.

Retail
4.2

The site occupies a significant space within the town centre and the primary
retail core, both abutting and including main retail shopping frontages. In order
to meet the future comparison goods shopping needs of the borough this site
will introduce new retail shopping frontages.

4.3

The retail needs assessment recommends that the council should plan for
approximately 5,000sqm of comparison goods floorspace to meet an identified
need up to 2025. This site is the key opportunity to accommodate this growth
in retail provision to help lift the offer in the town centre.

4.4

New buildings on this site should incorporate retail use on the ground floor (and
where opportunity arises lower ground floor and first floor). There is the
opportunity to support the retail function of the site with some food and drink
uses. Development should create larger, flexible retail units with good floor to
ceiling heights, which would meet the requirements for fashion retailers (having
the opportunity to trade adjacent to John Lewis and Debenhams with good
access to the Howard Centre and parking).

4.5

The site area includes four retail units in the Stonehills block. If this block is
demolished or restructured to accommodate development the council will
encourage the relocation of these retailers either within the site or elsewhere
in the town centre.

Residential
4.6

Part of the town centre strategy is to diversify the uses within the town centre
and the council wishes to bring further residential development into the town
centre. The inclusion of residential flats as part of the overall development mix
is therefore recommended. These units should be located on upper floors,
above the commercial uses although care will need to be taken to ensure that
residential amenity can be delivered as part of any design.

Open Space, Events and Activities
4.7

An objective of the town centre strategy is to provide opportunities for events
to encourage more people to visit the town centre. At present there is limited
opportunity for the Town Centre Partnership to hold events due to the need to
temporarily close roads and give notice of restricted parking arrangements etc.
As the Partnership grows the council would like to encourage more town centre
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activities and events and having a designated area that is both accessible and
serviceable is needed. Given the planned nature of the town, this site provides
that opportunity.
4.8

The site currently incorporates an area of amenity land known as Anniversary
Gardens which is a well used landscaped area. Whilst the council would
encourage the efficient use of land it is considered that any development must
include an area of open space to ensure that any enhancements to the public
realm incorporate an element of soft landscaping and to provide a replacement
to the gardens. The council is therefore seeking a design led approach to the
public realm which will incorporate both hard and soft landscaped elements as
part of the provision of new public space in any development proposals.

4.9

The design and provision of this new public space should also help to define
the layout of new development on the site and link with the movement strategy
for the site. The aim should be to establish a clear hierarchy and definition
between different user groups e.g. pedestrians, cyclists, buses, cars and
servicing vehicles, with pedestrians taking priority.

Evening Economy
4.10 As is noted above this site provides a key opportunity to encourage appropriate
evening economy uses to extend activity in the town centre. In particular an
A3 use (Restaurants and Cafés) or possibly an A4 use (Drinking Establishments)
could draw and retain people in this area adding to the evening economy another key objective of the Town Centre Strategy.
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5 Indicative Development Approach
5.1

Based on the vision for the town centre and the associated land use objectives,
the design and movement issues and constraints, the council has prepared the
following indicative development and movement proposals for the site. It is
considered that this development approach delivers an appropriate level of
retail quantum whilst allowing the opportunity to sustain and enhance the
character of the town centre and allowing for the retention of open space within
a significantly enhanced public realm.

Figure 4. Indicative Development Approach
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5.2

The key design elements of the indicative development proposals are:
The removal of the Bridge Road roundabout and the introduction of a
signalised junction (see paragraph 7.1 for further details of this new highway
arrangement). Bridge Road has also been redesigned to accommodate
a cycle lane enabling future connectivity to the wider cycle network.
The introduction of a five storey 'Island Block' on the site of the Bridge
Road roundabout, delivering ground and first floor retail space that could
be attractive to a larger anchor/flagship store. This block also incorporates
three floors of residential above the retail use. The top floor of this block
is set in so as to provide key views into site for pedestrians travelling south
into the town centre.
The introduction of a four storey 'Garden Block' providing ground floor retail
floorspace (part of which could be used for food and beverage uses) with
residential on the upper floors. The retail provision in this block could be
expanded to two levels dependent on market demand. The upper floors
of this block are set back from the eastern ground floor facade and again
the top floor of the block is set in. This block is designed to address the
pedestrian desire line from Stonehills and the Howard Centre through to
John Lewis and together with the Island Block seeks to introduce a new
layout that sits comfortably within the existing spatial pattern of development
in the town centre.
A redeveloped 'Stonehills Block' of similar size and height to that which
already exists but of a design that would enable a dual fronted block to
improve the block's relationship with the bus interchange and the Howard
Centre. The existing Stonehills block is of a design that is of an architectural
style similar to much of the town centre - particularly the corner which
comprises of NatWest bank and so the replacement block has been
designed to retain elements of this original layout and detailing so as to
maintain the architectural rhythm in this area.
The key vistas are retained and enhanced.
The Garden Block occupies the site of the former John Lewis surface level
car park and part of the existing open space on the site (Anniversary
Gardens). A replacement area of amenity green space is provided and
incorporated into a newly designed area of public realm that is
pedestrianised with access only arrangements from Wigmores North to
cater for servicing. The aim is to encourage a pedestrian friendly
environment and active street frontages. The amenity space combines
both hardscaped areas and new areas of planting so as to become a key
part of the town's open space offer; a new space capable of hosting small
events, markets and other activities. Both the Garden Block and the new
public space would need to be designed to accommodate the change in
levels that exist east/west across the site.
The new layout partly develops Stonehills and so traffic activity on this road
is stopped further south. There would be opportunity for Stonehills to be
completely redesigned as either a pedestrian space or in a manner that
could accommodate shared space.
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The section of Wigmores North from the entrance of the John Lewis service
yard through to its junction with Bridge Road is proposed as shared space,
creating a larger area of public realm between the John Lewis store and
the Island Block.
New surface level crossings are introduced on Bridge Road to facilitate
north/south pedestrian movement including a 'super' crossing as part of
the revised junction enabling diagonal movement.
The loss of the John Lewis surface level car park could be mitigated through
the introduction of a basement car park (see paragraph 5.3). The proposals
would require the redeveloped Stonehills Block to re-address this part of
the site and work with any proposed enhancements to the bus interchange.
If a basement car park were to be included this block should also be
designed to screen the access/egress arrangements to the car park.

Figure 5. Aerial View
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5.3

This scheme would make full use of the site and as such the ability to deliver
an alternative basement car park solution has been thoroughly explored. To
maximise parking provision and to provide access and egress points that would
have the least impact on the priority of pedestrians throughout the scheme as
well as the local highway network the following approach is suggested.

Figure 6. Indicative Basement Parking Plan
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5.4

The table below sets out the indicative floor areas for each of the building blocks
suggested and is based on the work undertaken by Colliers International. To
secure the vitality and viability of the scheme (as well as encouraging an active
town centre) the retail development is supported by residential uses (and the
indicative development approach would accommodate approximately 98
residential units). Other upper floor uses may also be considered but would
have to demonstrate that they are appropriate to a town centre location and
that they meet the aspirations for the town centre as set out in the local plan.

Island Block

Garden Block

Stonehills Block

Total

Retail GFA

Residential GFA

Sqm

Sqm

Lower Ground

Proposed Car Park

Ground

1,643

First

1,680

Second

1,164

Third

1,164

Fourth

912

Lower Ground

Proposed Car Park

Ground

1,877

First

1,229

Second

1,229

Third

1,033

Lower Ground

Proposed Car Park

Ground

564

First

588

Second

585

Third

414
5,764

Table 1. Indicative Floorspace Schedule

8,318
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6 Key Considerations and Design Principles
6.1

Whilst the council has set out its preferred indicative development proposals
for the site, it is recognised that its delivery is dependent on a mix of landowners
and other stakeholders. In addition, whilst an assessment of future retail needs
has been undertaken this will be monitored to reflect the changing dynamics
of the retail sector and the demands of shoppers. As such the council will seek
to maximise the retail opportunities on the site whilst maintaining flexibility to
meet market demands and would also be willing to consider a larger
development site should the opportunity arise (and where this would support
the vitality and viability of the town centre).

6.2

Where appropriate the council will work with landowners and other stakeholders
and will consider possible alternatives that achieve the objectives set out in this
brief. Whilst the indicative development approach set out in the previous chapter
demonstrates the council's preferred approach to development, it is recognised
that there is a need to be flexible. Therefore any development of this site will
be required to show consideration of the issues and design principles noted in
this chapter.

6.3

These design principles are specific to the redevelopment of the Town Centre
North site and must be considered in any future planning applications. The
aspiration is that development on this site should appear as an organic extension
to the planned nature of the town and the aim is to provide a set of parameters
and practical guidelines to enable the successful redevelopment of the site.

6.1 Urban Design Issues
6.4

Analysis of the site presents a number of key issues and constraints which will
need to be considered and addressed in any development of the site:
Overall, the site has poor legibility, primarily due to the road infrastructure
and subway arrangement.
The John Lewis car park has a poor visual impact.
Anniversary Gardens, which is landscaped, provides a local amenity space
within the site.
An important viewing line exists from Stonehills to the John Lewis store
entrance on Wigmores North.
There is a change in levels across the site (east to west) between Stonehills
and the John Lewis car park which needs to be considered (evident by the
steps at Sir Theodores Way).
The roundabout site (which contains the disused public toilets) is sunken
to a lower ground level as part of a subway system linking the Hunters
Bridge multi storey car park to the west and north. As a result vehicles
dominate this part of the site at surface level whilst pedestrian access
north/south is constrained. This sunken topography could, however, be
an opportunity for incorporating uses at basement floor level in any future
development.

- WGC TCN SPD
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The frontage of Hunters Bridge multi storey car park is poor visually
(including the retail units at ground floor).
The rear of Stonehills is also visually weak with a poor quality of public
realm and legibility. This is primarily due to the many functions that this
area provides in terms of servicing arrangements to the retail units along
Stonehills, as an access route to the Howard Centre and the bus station.
Unfortunately the rear of Stonehills is also particularly prominent as it is
opposite the northern entrance to the Howard Centre.
Many of the facades in and around the site have strong frontage with
considerable historic merit, presenting the neo-Georgian architecture that
is characteristic in the town centre - in particular, John Lewis and
Debenhams.
The open space within the site is currently poorly defined.

Figure 7. Site Analysis Plan
6.5

The Town Centre North site represents an opportunity to complete the planned
nature of the town in this part of the town centre. At present there is little existing
built development on the site other than the block of two storey units along
Stonehills which comprise of ground floor retail with upper floor office space.

6
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Existing built development fronting or adjacent to the site is however, of a strong
grid structure reflective of the perimeter block layout of the wider town centre.
Generally there is a strong bias towards three storey building heights in the
town's core, there are a mix of two, three, four and five storey buildings adjacent
to the site - the tallest being the John Lewis store, Hunters Bridge car park and
the Howard Centre. These taller buildings provide a framed backdrop to the
site. As would be expected in the town centre, the buildings adjacent to the
site also incorporate ground floor retail uses which means that there are active
frontages on all but the northern boundary of the Town Centre North site (which
faces onto Bridge Road).
6.6

Vistas and views in the town centre are somewhat dominated by its planned
nature and grid layout and this has resulted in views considered worthy of
protection (as noted in paragraph 6.10). Given the open nature of the site,
views across the site are dominated by the larger adjacent retail units, some
of which are also noted for their contribution to the architecture of the town.
These views also reflect the key pedestrian desire lines running through the
site and will need to be respected. There are also views across the site to
Hunters Bridge car park. Whilst this is one of the tallest buildings in the town
centre it is not visually attractive. Within the wider area there are views across
to the former Shredded Wheat building on the Broadwater Road West site which
is also a listed building and another local landmark for the town.

Design Principle 1: Create a High Quality Development
6.7

Development on this site will need to be of a high standard of design and should
meet the needs of both the market and its customers. To achieve this
development should:
Ensure a clear identity and sense of place for this part of the town centre
to enable shoppers and visitors to understand and orientate themselves
in the town centre. New development should introduce both landmark
buildings as well as buildings that integrate the site with the wider town
centre. To further assist with legibility the new building lines should create
vistas and frame the new area of open space and public realm also to be
delivered. Building mass should be proportional to the streets adjacent to
the site and the new square created.
Integrate servicing into the building designs and the street layout. It is
recognised that on street servicing will need to be utilised and integrated
into the public realm sympathetically.
Include active retail frontages and seek to minimise and avoid blank facades
particularly along key frontages to the building blocks. Entrances to upper
floor uses should be positioned at street level and can also be used to
provide visual interest and activity. Residential units on upper floors should
have entrances onto the street wherever possible. Such elements can
give rhythm to the street scene and help address the street.
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Provide a range of retail units to enhance the quality of retail provision in
the town centre, in particular larger unit sizes to meet modern retailer
requirements.
Include residential development on upper floors as well as opportunities
for food and drink uses at ground and upper floors. The ground floor of
buildings should encourage activity in the public realm - benefiting from
high visibility and passing trade to support retail/food and drink uses.
Consider opportunities for the integration of landscaping such as vertical
planting, roof gardens or landscaped roof terraces in conjunction with both
commercial and residential uses to create activity on upper floor levels.
6.2 Heritage Issues
6.8

As is noted in paragraph 3.1 the whole of the town centre is located within the
Welwyn Garden City Conservation Area and there are key elements of the
character and architecture of the town centre which will need to be considered
in relation to development of the Town Centre North site.

6.9

The architecture of the town centre, although 20th Century, is based on the
neo-Georgian approach dominant in the wider conservation area with elements
such as mansard roofs, dormer windows, stucco detailing and other decorative
elements in the form of pilasters and pediments to building entrances. In the
town centre the designs work to reflect these classical proportions and whilst
later additions to the town centre have varied in terms of materials, generally
the pattern of development has continued. Further to this, the architectural
emphasis is mainly on horizontality of form and homogeneity with a low urban
density. Due to the planned nature of the town and the fact that it was built on
open land, old street patterns did not have to be followed. The neo-Georgian
idiom helps to stress this horizontality and whilst the approach throughout the
town centre is low key with subtle variation, there is a formal framework,
characterised by materials and the rhythmic patterns of georgian style sash
windows which helps larger buildings such as the John Lewis store to harmonise
in terms of scale. Whilst the architecture of any new development on this site
will not be defined in this SPD, any development must reflect and work with the
proportions of the buildings adjacent to the site.

6.10 There are no listed buildings either within or directly adjacent to the development
site. However, the WGC Conservation Area Appraisal (2007) highlights that
whilst individual buildings may not be considered of such merit to warrant
statutory listing there are collections of buildings which together define the
character of the garden city. Within this part of the town centre it is noted that
the adjacent John Lewis store (formerly Welwyn Stores building), the council
offices and the Waitrose building are all identified as key unlisted buildings
which are of significance locally and should be considered and respected in
any development proposals for the site. Furthermore, the view northwards from
Fretherne Road and Stonehills toward the original Cherry Tree public house
(now Waitrose) is identified as a key view in the appraisal and should be
respected and maintained.
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6.11 Dominant in both the town and the town centre is the feature of generous open
spaces and their associated inter-relationships which is at the heart of the
planned nature of the town. Within the town centre the major open spaces
include Parkway, The Campus, Howardsgate and Anniversary Gardens. Of
these Parkway, Howardsgate and The Campus are generously laid out on a
pan-European scale not that common in the UK. Anniversary Gardens, as
noted above however, occupies a site originally intended for building and this
has resulted in a more informal, transient open space.
6.12 Linked to the provision of open space is the approach to planting. Landscaping
is the foremost feature in the character of the conservation area and was
originally designed to function as a series of incidental open spaces providing
the public with a continuous park-like environment throughout the residential,
educational and commercial areas of the town. The quantity, layout and design
of landscape and green space in all its forms are inseparable from the vision,
planning and execution of the Garden City. Within the town centre hedging is
the main form of enclosure for both public open space and lime, horse chestnut,
lombardy poplar, hornbeam trees, rose and shrub beds are set formally within
the open spaces of Parkway and Howardsgate.
Design Principle 2: Sustain and Enhance the Significance of the Heritage Asset
Development on this site will need to sustain and enhance the significance of the
heritage asset i.e. the central Welwyn Garden City Conservation Area. To achieve
this development should:
Respond to the existing formal layout of the town centre, preserving existing
valued buildings and views to them, whilst enhancing the street pattern
and formal spaces.
Establish a permeable block structure for the site and ensure that new
development respects the grain of the existing town centre and its planned
layout. It is considered that building blocks should not exceed the height
of the John Lewis store.
Respect and maintain the view northwards from Fretherne Road and
Stonehills northward toward the original Cherry Tree public house (now
Waitrose).
Consider and respect the scale and mass of the adjacent John Lewis store
(formerly the Welwyn Stores building), the council offices and the building
occupied by Waitrose.
Promote an architectural language that respects and harmonises with the
neo-Georgian architecture of the town centre. The council acknowledges
the traditional neo-Georgian approach that is prevalent in the town centre,
however, a more contemporary approach could be utilised as long as this
reinforces local distinctiveness. Whichever form of architectural styling is
taken the blocks should meet the needs of retailers, shoppers and residents.
Select materials and a colour palette that respects the local context. The
use of a limited number of materials is suggested so that the development
(even if phased and incorporating individually designed buildings) reads
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as a single project or at least has a common identity to contribute to the
sense of place that is sought for this site.
6.3 Public Realm Issues
6.13 Whilst the architecture of the town is of a pared down neo-Georgian style there
is a mixed approach of standard and bespoke materials, signage, lighting and
street furniture within the public realm. The council has been working with the
Town Centre Partnership to develop a streetscape design guide that identifies
the key elements of the public realm and promotes a standard and cohesive
approach to its management and maintenance. Whilst bins, benches, cycle
hoops, paving and kerbing are of a basic and standard design there is a more
bespoke approach to lighting and ornamental railings/street furniture in the town
centre, many of which are painted a particular 'Willow Green' colour that is
prevalent in the Conservation Area.
6.14 Anniversary Gardens forms a key part of the existing of the site. In contrast to
the more structured open space and landscaping elsewhere in the town centre
the gardens has more of a pocket park/informal feel to it.
Design Principle 3: Create a High Quality, Active and Vibrant Public Realm
6.15 Development on this site will need to deliver a high quality public realm and
landscaping ensuring that any development balances the need to maintain
visual links to the wider town centre with the need to compliment the architectural
treatment of the new blocks. To achieve this development should:
Focus on strengthening the direct link between the landscape elements
and access across Bridge Road to the Campus and any new visual and
green links between the town centre and the wider Campus area.
Deliver a new area (or areas) of civic space and landscaped open space
that can become a focus for activity in the town centre. This area should
provide a functional space for events, activities and markets and so will
need to be robust whilst also being of exceptional quality that adds to the
richness of the scheme. Such space should also have a direct relationship
to the new buildings as well as the main pedestrian/shopper routes between
the Howard Centre/John Lewis and the wider retail circuit.
Ensure that the new areas of public realm have a landscaped focus so as
to maintain the importance of green space in the town centre.
Ensure that the palette of materials used accords with the themes set out
in the Welwyn Garden City Streetscape Design Manual. Elements such
as street lighting, benches, cycle hoops, and bins should work with the
wider palette of materials in the town centre.
Consider the use of shared space.
Consider the opportunity to reintroduce bespoke paving patterns and re-use
some of the ornamental street furniture already located within the site so
as to help create an identity or focus to this new area of public realm.
Consider the microclimate of the spaces created. In this regard the use
of buildings to create selective shelter can be useful.
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Consider the careful use of lighting to help create a safe and secure
environment. CCTV is used in the town centre and the opportunity to use
the buildings to mount cameras rather than using stand alone columns is
preferred.
Ensure that all space has a role or function (left over space will not be
acceptable).
6.4 Access, Circulation and Movement Issues
Accessibility Issues
6.16 An analysis of the key pedestrian and vehicle movements has been undertaken
and below are the key issues which would need to be considered in any
development proposals for the site :
The key retail destinations create strong pedestrian desire lines through
the site.
Bridge Road creates a barrier to movement between the Town Centre
North site and the northern Campus East area. Whilst the existing
underpass arrangement provides satisfactory access it does weaken the
movement pattern, only partly supported by the surface level crossing to
Waitrose.
The roundabout and its feeder routes also weaken surface level movement
in this part of the town centre. Again the underpass arrangement is
available to use but is uninviting and worsened by the disused toilets.
The John Lewis car park is very popular but this creates localised
congestions and queueing.
The northern section of Stonehills is a dead end with a small turning circle
thus reducing traffic flow and enhancing pedestrian priority.
The Stonehills block intercepts what might otherwise be a more natural
pedestrian route from the Howard Centre towards John Lewis and Campus
East area.
Whilst there is cycle parking within the town centre, there is a lack of
effective of cycle routes through the town centre which can link to the wider
cycle network.
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Figure 8. Site Accessibility Plan
Pedestrian Movements
6.17 The grid layout and relatively large block structure prevalent in the town centre
means that pedestrian movement is somewhat constrained to rectilinear routes.
The unstructured nature of the site, however, enables a desire line to be formed
between two of the key shopping destinations in the town centre - the Howard
Centre and John Lewis. Pedestrian movements north/south across the site
are more limited due to the nature of the Bridge Road roundabout and subway
system.
6.18 Key arrival points into the site are generally from principal routes such as
Stonehills, the Howard Centre or via John Lewis. Due to the highway
arrangements noted above, pedestrian access from the north into the site is
generally via the subway arrangement or via a series of disjointed street level
crossings emanating from Bridge Road (adjacent to the Waitrose store entrance).
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Cycle Movements
6.19 Whilst there are no defined cycle routes through the site, there is a small network
of off road cycle routes mainly to the east and south of the town centre which
are linked indirectly to the town centre via Longcroft Lane and Fretherne Road
(part of the National Cycle Route 57 which then continues to Parkway via
Howardsgate). To the north of the town centre there is also a cycle route which
ends in the Campus East car park. This route is only signed from College Way
and is poorly signed southwards. Those wishing to travel between the two
generally have to use The Campus gyratory system where cyclists are required
to change lanes and cross the path of fast moving traffic to exit the system.
6.20 Given the current lack of an effective north/south or east/west cycle routes in
this part of the town centre there is the opportunity for development of the Town
Centre North site to provide a catalyst for improvements. The potential links
that could be developed as part of any highway improvements delivered as part
of the redevelopment of the site include:
The provision of an East/West route linking the Broadwater Road/Bessemer
Road junction through to Valley Road/Brockswood Lane via Bridge Road
(and dependent on design Waitrose, Campus East, Campus West).
The provision of a South/North route linking Fretherne Road via Stonehills.
Such a route could then extend north to link to wider areas such as Shire
Park, Haldens and National Cycle Route 12 which heads west through
Sherrardspark Wood.
6.21 Alongside such improvements provision for additional cycle parking should also
be included.
Public Transport Arrangements
6.22 Welwyn Garden City town centre has a mainline rail station accessed via the
Howard Centre. Whilst this facility would generally be unaffected by the
development of the Town Centre North site it is a key starting point for pedestrian
desire lines running through the site from the northern exit from the Howard
Centre.
6.23 The focal point for non-rail based public transport in the town centre is the bus
station located off Osborn Way. At present a total of 18 routes/part routes use
the bus station with frequencies ranging from every 7 minutes to once a week.
The bus station is sited to the east of the development site and the need to
enhance this facility is identified in the County Council's Urban Transport Plan
for Welwyn Garden City. Accessibility to the bus station and its operation will
need to be considered as part of any development proposals.
6.24 The main taxi rank is located on Fretherne Road/Howardsgate. The rank
services both the town centre and travellers connecting to the rail station.
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Existing Car Movements
6.25 At present car movements are unrestricted to the north of the site due to the
nature of the Bridge Road roundabout and due to the separation of vehicles
and pedestrians this area does feel dominated by traffic. Whilst vehicles using
Stonehills are more restricted by the fact that this is not a through road, as this
road also provides on street parking it also feels dominated by cars and is a
potential source of conflict with pedestrian users. The John Lewis car park to
the west of the site can also be a source of congestion as many shoppers will
wait and queue for a parking space to become available.
Existing Delivery/Servicing Arrangements
6.26 The Stonehills block is currently serviced via the rear of the units which leads
to a poor quality rear elevation and is a potential source of conflict with
pedestrians and buses exiting the bus station. The retail block comprising
Debenhams is serviced via an internal courtyard and so is unlikely to be affected
by the redevelopment of this site. Access to the John Lewis service yard is
however, directly to the west of the development site.
Design Principle 4: Relate to the Wider Town Centre
6.27 Development on this site will need to relate to its context and facilitate improved
connectivity to the wider town centre. To achieve this development should:
Create a new entrance to the town centre on its north side ensuring efficient
movement in and around the site.
Improve the connectivity of the site by working with existing pedestrian
routes and desire lines both to and through the site so as to create a logical
retail circuit that enhances the core of the town centre. As noted above
these links should be enhanced through the introduction of a higher quality
streetscape, placing pedestrian priority over vehicles wherever possible.
Be primarily designed for pedestrian and cycle access (including cycle
parking provision), with improved crossing points on Bridge Road - a key
requirement to improve connectivity of the site with the northern part of the
town centre.
Consider the site's relationship with Stonehills and the opportunity to
pedestrianise the section of the road leading from the junction with the
northern corner of Howardsgate.
Work with proposals by Hertfordshire County Council to improve the bus
interchange facility in the town centre. In doing so the priority should be
to improve the confused relationship between the bus interchange and the
surrounding retail blocks.
Enable the delivery of improved cycle routes to connect the town centre
to the wider cycle network.
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6.5 Sustainabilty Issues
6.28 A sustainable approach to design and development should be integrated into
any proposals for the site. As stated previously, there is the opportunity to build
on the site's sustainable location by promoting and integrating walking and
cycling. Whilst the development blocks promoted are to be of a mixed use
nature, the proposals should seek to maximise sustainable building design and
seek to incorporate thermal efficiency, energy efficiency and water efficiency.
In addition, the principles of sustainable drainage should be incorporated into
the development of the site.
6.29 With regard to the provision of on site renewable energy this will be encouraged
but will need to be considered in relation to any visual impact and the character
of the Conservation Area.
6.30 Whilst the site provides limited ecological assets/habitats there are opportunities
for this to be enhanced through the provision of new green infrastructure. As
well as the inclusion of green open space and tree planting, the use of green
and brown roofs as well as green walls should also be considered as part of
the building design (the use of green walls can already be seen in the town
centre).
6.31 There are several mature trees around the periphery of the site which should
be retained and incorporated as part of any planting proposals. These provide
part of the network of green spaces and landscaping that runs throughout the
town centre. The planting of new trees will also be encouraged. Trees not only
provide shelter and shade but are also beneficial to air quality, wildlife and have
been shown to have other health benefits.
6.32 It should be noted that the site is 600m from Sherrardspark Wood SSSI and
consideration will be given to ensure that any proposals do not adversely affect
this site.
Design Principle 5: Promote a Sustainable Design
6.33 Development on this site will need to optimise opportunities for sustainable
design whilst recognising the need to respect the significance of the town's
historic environment. To achieve this development should:
Consider the use of sustainable drainage solutions, sustainable building
design to reduce water consumption and greenhouse gas emissions,
sustainable waste management (including recycling), renewable energy
provision, the retention of key trees, the planting of new trees and enhanced
biodiversity.
Contribute and link to the network of green spaces and tree planting in the
town centre. This will not only deliver biodiversity benefits but will also
reflect the integral role that landscaping has in the garden city.
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7 Other Planning Considerations
Revised Highway Network and Wider Mitigation Measures
7.1

The development of the Town Centre North site introduces two key factors for
consideration; the removal of the Bridge Road roundabout to facilitate full use
of the development site plus the introduction of additional traffic into the town
centre highway network (as a result of new development along with anticipated
background traffic growth). The council and Hertfordshire County Council (as
Highway Authority) have undertaken transport modelling work to review the
most appropriate highway layout and assess the impact of development on the
Town Centre North site on the local highway network and parking provision.

7.2

The removal of the Bridge Road roundabout results in a significant change in
vehicle movements and route choice. Whilst the exact form of development
will be finalised through the planning application process, discussions with the
Highway Authority have identified that the following changes will be required
to the existing highway arrangement both within and in the vicinity of the
development site and these are illustrated in Figure 4. Indicative Development
Approach:
Removal of the existing Bridge Road/Osborn Way roundabout.
Bridge Road to remain as two way operation between The Campus and
Broadwater Road.
Osborn Way to join Bridge Road direction at a new signal controlled junction
with general traffic from Osborn Way restricted to left in left out. Buses
would, however, have full turning movements at the junction.
The one way access to Hunters Bridge car park via Bridge Road is
removed.
Wigmores North is retained as a two way access linking with Bridge Road.

7.3

These highway network assumptions (along with the removal of the John Lewis
car park) were built into the transport model so that the impact of these changes
could be assessed both in relation to current and future traffic conditions. The
modelling indicated that even without taking into account the traffic generated
by the development on the site, the revised highway network would not provide
sufficient capacity to accommodate predicted levels of traffic growth and
committed development traffic from other schemes within the vicinity of the
Town Centre North site without further mitigation measures. The study further
recommends a phasing priority for these measures along with indicative
construction costs and a detailed cost benefit analysis would be need to be
undertaken for each measure.

Priority 1
Provision of a left in left out arrangement for general traffic between Bridge
Road and Osborn Way.
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Priority 2
Removal of on street parking on Parkway Northbound on the approach to
the Campus (essentially the area north of the doctors surgery).
The signalisation of the approaches and circulating arms of Parkway,
Digswell Road and Bridge Road East at the Campus roundabout (to link
with the pedestrian crossing facilities on The Campus).
Priority 3
Widening of Osborn Way southbound from one to two lanes between
Church Road and Stanborough Road.
Priority 4
Extending the northbound flare to the Chequers roundabout by 40m and
providing a dedicated left turn lane at the Broadwater Road junction.
Extending the southbound flare on the approach to the Chequers
roundabout by 50m.
Extending the northbound flare to the Bridge Road/Broadwater Road
junction by 100m along Broadwater Road and introducing a revised signal
arrangement at the Bridge Road/Broadwater Road signals,
7.4

Further potential mitigation measures are also identified for Church Road, the
Gosling roundabout and Digswell Road but are only likely to be necessary when
considering a much larger development proposal (upwards of 28,700sqm retail
floorspace).

7.5

The mitigation measures proposed as part of the modelling work have been
identified to cover a range in volume of development traffic. Once a detailed
development proposal is submitted the council and the highway authority can
review and refine the measures proposed to ensure that they provide the most
efficient and cost effective designs for the predicted volumes of development
traffic. The council and the highway authority are also willing to consider
alternative junction proposals, including an all movement junction arrangement
rather than the restricted arrangement proposed if this does not result in a
significant detrimental impact on the local highway network and can function
in a manner that allows the desired objective of achieving pedestrian connectivity
to the north of the town centre and improvements to the wider cycle network.

Bus Priority and Interchange
7.6

In reviewing the future highway layout it is critical that buses using the
interchange in the town centre have reliable journey times and where possible
priority withing the local road network. It is therefore recommended that a bus
priority at the exit of the bus interchange should be investigated as part of any
future planning application. Furthermore, if as is suggested by the Indicative
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Development Approach, there is the introduction of a ramped access to a
basement car park adjacent to the bus station exit, this will need special attention
to ensure that no delays are created.
Car Parking
7.7

The transport modelling study identifies that there are a considerable number
of empty parking spaces within the town centre. Whilst the study recommends
that the spare capacity of the existing car parks should be utilised, this spare
capacity may well now be reduced as a result of more recent proposals such
as enhancements to the facilities at Campus West. To achieve the full
development potential of the site the John Lewis car park would have to be
removed. Whilst this was taken into account in the modelling work it is
understood that the car park is an important facility for the John Lewis store
and a key attraction for their customers. In developing the indicative design
proposals one alternative that has been explored by the council is that of a new
underground car park. The initial design work undertaken by the council
demonstrates that this is a viable option.

Highways Stopping Up
7.8

To facilitate the redevelopment of this site highways land will be required to be
stopped up and the council will expect the developer to agree which areas of
highway land this will relate to with Hertfordshire County Council at the earliest
possible time. Furthermore, the creation of new areas of public highway will
also need to be discussed with the county council.

Affordable Housing
7.9

District Plan Policy H7 requires a minimum of 30% affordable housing to be
provided in developments exceeding 1ha or providing over 25 housing units
and the council would expect the delivery of affordable housing on this site to
be in line with the requirements of this policy. Furthermore, the proportion, type
and mix of affordable housing proposed for this site should be informed by the
council's Strategic Housing Market Assessment.

Flood Risk
7.10 The site is in flood zone one and so is at low risk of flooding. However, as the
site is over 1 hectare a Flood Risk Assessment (FRA) is required to consider
all forms of flood and ensure the flood risk on and off site is managed. Drainage
options for the site will need to be considered at an early stage in the planning
process and the FRA will need to look at the risk of flooding from other sources.
The site lies within an area which has known surface water, subway and road
flooding problems along with blocked gullies and this was identified in the
Welwyn Hatfield Strategic Flood Risk Assessment. Risks to sewer flooding
both on and off site will need to be considered in the FRA.
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7.11 An assessment of the current drainage situation and a consideration of all
drainage options should be looked at. There are various Sustainable Drainage
System (SuDS) options for the control of surface water run-off. These
techniques not only cater for flood peak attenuation but can also protect and
improve ground water quality whilst providing biodiversity and amenity benefits.
It is recognised however, that the use of SuDS is not always appropriate but
where they are installed they should be properly maintained and managed to
ensure that they remain fit for purpose.
7.12 Examples of SuDS that may be appropriate given the context of the site/scheme
include green roofs, rainwater harvesting and permeable pavements. Emphasis
will be placed on the use of green SuDS as these provide ecological benefits
whilst helping to manage surface water run off. Green roofs, for example, provide
multiple benefits including store water management, reduced energy
consumption, increased roof life, increased biodiversity, visual enhancement
and reduced noise levels. In addition, the latest evidence suggests that green
infrastructure, especially mature trees, can have a beneficial effect on slowing
down surface water run off, and helping water drain into the soil. It is therefore
recommended that early and close liaison should be established between the
developer and the Environment Agency to ensure that these issues are
adequately dealt with as part of the planning application process.
7.13 It should be noted that under current Government legislation, Hertfordshire
County Council is the Lead Local Flood Authority for Hertfordshire, and is to
establish a SuDS Approval Body (SAB) for the county. This is set to occur
when Schedule 3 of the Flood and Water Management Act 2010 commences.
Ground Water Protection
7.14 The site is within Source Protection Zone 3 (there are defined source protection
zones for 2000 groundwater sources used for public drinking water supply) and
is over the Upper Lee Chalk ground water body which is currently of poor status
under the Water Framework Directive. As such a phase 1 contaminated land
assessment of the site should be undertaken in order to remediate any areas
of contamination and help improve the status of this ground water body.
Noise
7.15 Given the nature of the development promoted by this SPD and the mix of
commercial, residential and activities/events spaces there is a potential for
conflict in terms of noise disturbance. It is therefore recommended that early
and close liaison between the developer and the Council's Environmental Health
and Planning teams takes place to ensure that potential conflicts of use and
mitigation measures to resolve them are picked up when working up the
development proposals for the site. In addition the council would want to
establish an agreed method of setting noise levels as part of the design criteria
for the site and the buildings promoted. Any noise assessment of commercial
uses should take into account external plant and equipment, hours of operation,
ventilation outlets, exhaust systems, as well as amplified music or PA systems.
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7.16 For any new residential properties the council will require the internal noise
level in habitable rooms to reach the standards stated in British Standard
BS8233:1993 as well as those cited by the World Health Organisation (WHO)
by virtue of design and layout where possible. However, in certain cases a
more detailed noise assessment may be required to determine whether
increased noise protection is required.
7.17 An agreed method of assessing representative background noise levels to
provide a benchmark is considered reasonable in accordance with BS8233:1993
or the WHO guidelines noted above.
7.18 The mixed use nature of the development blocks promoted means that the
construction of the building must ensure that there is no structure borne noise
transmitted to the housing above from the use of the building at ground floor.
Furthermore, it may also be considered reasonable to restrict hours of use
and/or deliveries during certain hours to protect residential amenity.
Utilities and Infrastructure
7.19 The council will require the developer to liaise with utilities and service providers
when bringing development forward and National Grid, Thames Water, Affinity
and EON Central Networks should be consulted as part of the planning process.
Where there are infrastructure constraints this can impact delivery due to the
lead in times required to upgrade existing supplies.
7.20 The council will seek to ensure that there is adequate water supply, surface
water, foul drainage and sewage treatment capacity to serve all new
developments. Developers would be required to demonstrate there is adequate
capacity both on an off site to serve the development and that it would not lead
to problems for existing users.
Crime Prevention
7.21 The council will expect the developer to contact the Hertfordshire Constabulary
Crime Prevention and Design Service at an early stage in preparing a scheme
to ensure that development is built with 'designing out crime' in mind and aspires
to achieve 'Secure by Design' accreditation for the residential component of
the scheme.
Shopfronts
7.22 Shopfront design should follow the advice set out in the council's Shopfront and
Advert Design Guide for Welwyn Garden City town centre when designing new
shopfronts whilst allowing the opportunity for individual shops/retailers to
express their corporate identity in a manner that respects the character of the
Conservation Area.
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Archaeology
7.23 The site is not noted as being of an Area of Archaeological Significance and
given the previously developed nature of the site, the likelihood or the potential
of the site to include heritage assets with archaeological interest is potentially
low. Iron Age and Romano Occupation pottery finds have been discovered
within a 1 mile radius of the site however, and so further investigation may be
warranted.
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8 Implementation
8.1

The council would prefer to see the delivery of a comprehensive scheme as
this site occupies a key location within the town centre and will work with other
landowners, investors and agencies to bring the site forward on this basis.
Whilst a comprehensive redevelopment approach is sought for the Town Centre
North site, it is recognised that development may proceed in phases, which
would need to be resolved at a later stage.

8.2

Given that the council has some land ownership in the site, the successful
delivery of any development scheme based on the proposals set out in this
brief is likely to be dependent on a partnership approach between developers,
landowners and the council.

Planning Obligations
8.3

Policy IM2 of the District Plan advises that in order to satisfy the sustainabilty
aims of the plan and to secure the proper planning of the area, development
will be required to provide for the infrastructure, services and facilities that are
directly related to it and necessary to the granting of permission. In such cases
developers will therefore be required to provide or finance the cost of all such
provision including both on and off site improvements, services and/or facilities
as well as the delivery of affordable housing.

8.4

Of particular importance will be those works to the highway network that are
required to facilitate the removal of the existing roundabout system and the
introduction of a signalised traffic arrangement. The SPD highlights the need
for potential wider highway improvements that have been identified as a result
of testing the highway network against combined growth across the town. In
considering any application it will be necessary to link individual levels of traffic
growth to specific highway improvements to ensure the delivery of such projects
occur at the appropriate time and via an appropriate funding mechanism. In
addition the introduction of new public realm will be critical to the success of
any redevelopment of this area.

8.5

Having regard to these points the council considers that the obligations listed
below are essential to achieving the development aspirations of this SPD;
necessary to make the development acceptable in planning terms; directly
related to the land uses proposed and urban design requirements; and are
reasonable related to the nature and scale of development promoted.
Junction/signalisation layout resulting from the removal of the existing
roundabout system.
Potential off site highway improvements e.g. Stonehills.
Public realm improvements.
Public art.
Affordable housing.
Education provision.
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Youth and childcare provision.
Libraries.
Fire hydrants.
Community Infrastructure Levy
8.6

The Community Infrastructure Levy (CIL) was introduced in April 2010 as a
means for local authorities to raise funds towards the provision of infrastructure.
In parallel the government has confirmed that the ability for local authorities to
pool developer contributions from planning obligations relating to more than
one development will be severely limited after 2015.

8.7

Given this the council also proposes to adopt a CIL Charging Schedule which
will apply to both residential and commercial elements of the scheme. The
earliest that legislation allows such a schedule to be adopted is alongside the
adoption of the Local Plan and this will mean that in the future some of the
above planning obligations may be replaced by the schedule. Once the CIL
Charging Schedule is adopted developers will be required to contribute to the
reasonable costs of enhancing existing infrastructure or providing new physical,
social and green infrastructure that is required as a result of any proposals on
this site. This may well be through a mix of CIL, planning obligations and/or
through direct provision of such infrastructure on site as part of any development
scheme. To this end the council will use the adopted Planning Obligations
SPD, section 106, planning conditions and when adopted the CIL Charging
Schedule to secure reasonable contributions to the delivery of key infrastructure,
services and facilities.

Planning Application Checklist
8.8

For guidance, the council will require comprehensive information in support of
proposals at the planning application stage, including:
A comprehensive Design and Access Statement to demonstrate how
development proposals meet the five Design Principles set out in this brief;
Public Realm Strategy (including landscape strategy, planting and species);
Layout design showing siting and means of access;
Cross sections and levels (existing and proposed);
Detailed architectural design;
Materials and finishes;
A Transport Assessment which sets out and identifies servicing
arrangements;
Travel Plan;
Affordable Housing Statement;
Noise Assessment;
Archaeological and historic buildings assessment (and evaluation if
necessary);

- WGC TCN SPD

39

Implementation
Dependent on the scale of the scheme promoted and the significance of
the impacts which could occur as a result of development an Environmental
Impact Assessment may also be required.
8.9

The council may also require further information dependent on the nature of
the scheme proposed and further discussion is recommended at pre-application
stage. All applications will need to be submitted in accordance with the council's
validation checklist.

Delivery
8.10 Developers will be required to minimise the impact of building works on the
operation of Welwyn Garden City town centre and the council will expect;
Minimal disruption to pedestrian access with maintenance of key desire
lines where possible.
Minimal disruption to servicing arrangements to those commercial units
adjacent to the site.
Demolition and development to be carefully managed to minimise impact
on amenity.
Monitoring
8.11 The extent to which the objectives and implementation of the SPD are achieved
will be monitored through the Council's Annual Monitoring Report (AMR). This
assessment of performance will also help to identify if there is a need for the
SPD to be reviewed.
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1 Planning Policy Context
Any development on this site should be undertaken in accordance with the following
national and local policies. It should be noted that this is not an exhaustive list and
the Local Planning Authority should be consulted as part of the pre-application process
to establish whether there are any further policies to consider as part of any planning
application on this site.
National Planning Context
National Planning Policy Framework
Planning Policy Guidance
Local Planning Context
Welwyn Hatfield Borough Council - Core Strategy Issues and Options
(2009)
Welwyn Hatfield Borough Council - Emerging Core Strategy (2012)
Planning Obligations SPD
Design Guidance SPG
Parking Standards SPG
Hertfordshire County Council Local Transport Plan
Hertfordshire County Council - WGC Urban Transport Plan
Welwyn Hatfield District Plan 2005 - Relevant Saved Policies
SD1 Sustainable Development
R3 Energy Efficiency
R4 Renewable Energy Sources
R5 Waste Management
R7 Protection of Ground and Surface Water
R10 Water Conservation Measures
R19 Noise and Vibration Pollution
R29 Archaeology
M1 Integrating Transport and Land Use
M2 Transport Assessments
M3 Green Travel Plans
M4 Developer Contributions
M5 Pedestrian Facilities
M6 Cycle Routes and Facilities
M14 Parking Standards for New Development
D1 Quality of Design
D2 Character and Context
D3 Continuity and Enclosure
D4 Quality of the Public Realm
D5 Design and Movement
D6 Legibility
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Planning Policy Context
D7 Safety by Design
D8 Landscaping
D9 Access and Design for People with Disabilities
D10 Public Art
D11 Design Statements
IM2 Planning Obligations
H2 Location of Windfall Residential Development
H6 Densities
H7 Affordable Housing
H10 Accessible Housing
TCR1 Retail Development in Town Centres and Edge of Town Centres
TCR4 Town Centre North Development Site
TCR13 Environment of Welwyn Garden City Town Centre

1
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Policy TCR4
2 Policy TCR4
Policy TCR4 - Town Centre North Development Site
2.1

Land at Town Centre North in Welwyn Garden City, as defined on Inset Map
2, is identified for a major development scheme, in particular for comparison
goods. Development should only be carried out in accordance with a Planning
Brief for the site, to be subject to public consultation and approved by the Council
as supplementary planning guidance, which will give detailed guidance on
matters such as the quantity of floorspace, design, access and servicing,
landscaping and open space.

2.2

Should a larger development opportunity come forward in this location, the
Council will consider its suitability in the light of the need for the additional
floorspace and the ability of the transport infrastructure in the town centre to
accommodate the increased number of trips.

2.3

The Council will require any development to be designed to a high standard to:
i.
ii.
iii.

Preserve and enhance the character of the Conservation Area;
Create a new entrance to the town centre on its north side;
Enhance the public realm and landscape within the town centre and achieve
a strong visual linkage between the town centre and the Campus east
Development Site;
iv. Achieve good pedestrian access and linkage with the rest of the town
centre;
v. Ensure efficient vehicle movement on surrounding roads;
vi. Provide adequate car parking to meet the needs of the development;
vii. Seek to improve passenger transport provision in the town centre; and
viii. Provide a range of retail units, which should enhance the quality of the
retail provision in the town.
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Evidence Base
3 Evidence Base
3.1

The evidence base supporting the production of this SPD comprises of a number
of studies:
Issues and Opportunities Report, 2006.
Designing the Future, Welwyn Garden City Development Tests Stages 1
and 2, 2009 & 2010.
Retail and Town Centre Needs Assessment, 2001, with update in 2012.
Retail Evolution Report, 2011.
WGC Conservation Area Appraisal, 2007
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