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Appendix A 

Site Selection Background Paper 2019 

Welwyn Garden City 
 

Welwyn Garden City For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process 
and are large enough to be allocated (10 or more in towns, 5 or more in villages) have been considered. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Han40a 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: Campus East Car Park 
 
 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
250 dwellings (in addition to the 100 dwellings already proposed for allocation in the draft Local Plan 
on site Han40 (i.e. separate site). 
Impacts/constraints requiring mitigation: 
• Potential for contaminated land which may require remediation – contaminated land site survey 

required at planning application stage. 
• Waste water infrastructure upgrades 
• Air and noise pollution from traffic, railway and commercial uses. – Air quality survey and report 

required at planning application stage. 
• Heritage impact on WGC Conservation Area. 
• Railway land asset protection measures 
Delivery timescales:1-10 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Contribution to National Purposes: Existing Significant positives (++/++?) Total: 9 Sequential Test result: Advantages: 
N/A for urban sites 
Contribution to Local Purpose: 
N/A for urban sites 
Physical and visual openness: 
N/A for urban sites 
Potential for Cumulative Impact 
N/A for urban sites 

N/A for urban sites 
Proposed: 
N/A for urban sites 

4.2 Significantly reduce greenhouse gas 
emissions from transport? (x2) 
This site is within walking distance (1,400m) of the 
Welwyn Garden City Industrial Area allocated 
Employment Site and Welwyn Garden City centre. The 
site is within 400m of a number of bus stops on a 
route providing a six day a week service with a and 
within 1,400m of Welwyn Garden City train station 

 
Pass – Site is within Flood 
Zone 1 

None 
 
Disadvantages: 
None 

  4.3 Avoid and reduce air pollution (x2):   
  This site is within walking distance (1,400m) of the 

Welwyn Garden City Industrial Area allocated 
Employment Site and Welwyn Garden City centre. 

  

  The site is within 400m of a number of bus stops on a 
route providing a six day a week service with a and 
within 1,400m of Welwyn Garden City train station 

  



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

  4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness? 
The site is PDL. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
The site could accommodate 30% affordable dwellings and 
20% accessible and adaptable dwellings. 
6.3 Enhance the vitality and attraction of Welwyn 
Garden City and Hatfield town retail centres? 
This site is within Welwyn Garden City centre. 
6.6 Provide access to training, skills development and 
lifelong learning to meet identified needs 
The site is within straight line walking distance (1,400m) of 
local education facilities 
Significant negatives (– –/ (– –?) Total: 2 
4.5 Conserve and enhance the Borough’s character, 
sense of place and local distinctiveness, historic 
environment, heritage and cultural assets, and their 
settings? 
The majority of the site is within the Welwyn Garden City 
Conservation Area 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the Conservation and enhancement of the 
Borough’s character and heritage assets. 
4.6 Protect and enhance biodiversity and geodiversity, 
taking into account the impacts of climate change? 
The site is located within 250m of the Dismantled Railway 
East and Sherrardspark Wood Local Wildlife Site 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection of environmental assets. 

  

Summary: 
HELAA: Deliverable in 1-10 years (moderate in favour). 
GB3 Study (Purposes): Development of the site would have no impact on Green Belt purposes (significant in favour). 
GB3 Study (Harm): Development of the site would have no impact on the Green Belt (significant in favour). 
Green Belt boundary: Development of the site would have no impact on Green Belt boundaries (significant in favour). 
SA: More than three times as many double positives as double negatives (significant in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 



Calverton Test 
N/A for urban sites. 

Overall Conclusion 
This site, Han40a, is an additional site that falls within the Welwyn Garden City Town Centre as an additional area of development with a higher capacity for residential development. The site is in an accessible and sustainable location, 
located in Welwyn Garden City Town Centre. Homes England Accelerated Construction Funding for residential development of site has been secured. Given the scale of development envisaged, the complexities that may arise around 
provision of parking in this town centre location and the need for water infrastructure upgrades indicates that development is more likely to complete within the mid-part of the plan period. Overall the site is considered suitable for 
allocation. 

Policy Implications 
None 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Hol23 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: Hollybush Lane 2019 HELAA Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL and greenfield 
Achievable: 
Uncertain 
Estimated capacity: 
23 dwellings (gross) 16 net 
Impacts/constraints requiring mitigation: 
• Part of the site affected by surface water flooding 
• Southern part of the site is within outer Groundwater Source Protection Zone – SuDS required 
• Electricity sub-station and gas governor located on the site likely to impact on layout 
• Contaminated land survey would be required and appropriate remediation carried out, if considered 

necessary. 
Delivery timescales: 
Land assembly would be required to develop the whole site involving leaseholders. Uncertain at this stage 
when this would be achieved, which is reflected in deliverability estimate. No detailed viability work undertaken 
by promoter. 
11-15 years 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

Site is located in an existing urban area. Site is located in an existing urban area Significant positives (++) Total: 6 
4.2 : Reduction of greenhouse gas emissions 
from transport; and 
4.3 : helping to avoid/reduce air pollution 
Site is within 400m of a number of bus stops. 
4.4 Protect and enhance open space and 
landscape character, retaining local 
distinctiveness: 
Previously developed land 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs: 
Affordable housing: The site provides the capacity 
for 16 homes and therefore it is assumed the site 
would accommodate 30% affordable dwellings. 
Dwellings for older people: The site provides the 
capacity for 16 homes and therefore it is assumed 
the site would include 20% of dwellings to meet 

Sequential Test result: Advantages: 
Strategic Gap: 
N/A 
Contribution to National Purposes: 

Existing: 
N/A 
Proposed: 

 
Whole site is within Flood 
Zone 1. 

Potential to contribute to 
urban regeneration. 

N/A N/A  Disadvantages: 

Physical and visual openness:   None 

N/A    

Potential for Cumulative Impact    

N/A    

Contribution to Green Belt Purposes    

N/A    

Assessment of Potential Harm:    

N/A    



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

  Building Regulations Part M4 (2) standards for 
‘accessible and adaptable dwellings’. 
6.6 Provide access to training, skills 
development and lifelong learning to meet 
identified needs 
The site is within straight line walking distance (1,400 
m) of local education facilities. 
Significant negatives (– –) Total: 0 

  

Summary: 
HELAA: 11 to 15 years (minor in favour). 
GB3 Study (Purposes): Urban site (significant in favour). 
GB3 Study (Harm): Urban site (significant in favour). 
Green Belt boundary: Urban site N/A (significant in favour). 
SA: No significant negatives (significant in favour). 
Flood Risk: Site passes the sequential test 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: May contribute to urban regeneration in the form of new small neighbourhood retail centre (minor in favour). 
Strategic Disadvantages: None 

Calverton Test 
Not applicable as this is an existing urban site. 

Overall Conclusion 
This proposal is to increase the capacity of a site already proposed in the Local Plan as submitted. It is in an urban area that scores highly for sustainability, has no impact on the Green Belt, other than to help reduce the need to release 
additional sites from the Green Belt and on balance it is considered that it is suitable for allocation. 

Policy Implications 
Allocation of site for redevelopment in the Local Plan. 



 

 

Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea97 

Settlement: Welwyn Garden City Housing & Employment Land Availability  Assessment  

Site location: Former Norton Building, Bridge Road East AL7 1JR 
2019 HELAA Update: 

Urban/Green Belt:  

Urban 

PDL/Greenfield:  

PDL 

Achievable:  

Yes 

Estimated capacity:  

122 dwellings 

Impacts/constraints requiring mitigation: 

 Vehicular access is shared with uses to the front of site.  

 Potential contamination issues may require remediation.  

 Within an area known for potential underground cavities (Swallow holes). Potential land instability risks 

may need to be investigated and remediated. 

 Nearby heritage assets unlikely to be impacted, but may need mitigation depending on building height. 

 Noise issues from neighbouring commercial uses may need mitigation in line with prior approval. 

 Potential air quality issues.  

 Bat record and a Local Wildlife Site within vicinity, may require a Preliminary Ecological Appraisal. 

 Waste water upgrades. 

Delivery timescales:  

1-5 years 

 

Green Belt Study Review (Parts 1, and 2 and 3) Green Belt Boundary Appraisal Sustainability Appraisal 
Flood Risk 

Sequential Test 

Strategic advantages 

and disadvantages 

Site is in an existing urban area, so not included in Green Belt study 

Contribution to National Purposes: 

N/A for urban sites 

Contribution to Local Purpose: 

N/A for urban sites 

Physical and visual openness: 

N/A for urban sites 

Potential for Cumulative Impact 

N/A for urban sites 

Site is in an existing urban area, so not 

included in Green Belt study 

Existing: 

N/A for urban sites  

Proposed: 

N/A for urban sites  

2019 SA Update: 

Significant positives (++/++?) Total: 8 

4.2 Reduction of Greenhouse gas emissions from 

transport (x2) 

4.3 Help avoid and reduce air pollution (x2)   

Site is within walking distance of employment areas 

(EA1,2), the town centre bus stops (400m) providing a six 

day service and 1400m of a train station.  

4.4: Protect and enhance open space and landscape 

character, retaining local distinctiveness  

Site is a previously developed sites, within the urban area 

and potential to have a positive effect against this 

objective, depending on design (++?) 

2019 Update: 

Sequential Test result: 

Pass- Site is located 

within Flood Zone 1.  

 

Advantages: 

None 

 

Disadvantages: 

Development of this site 

will result in the loss B 

use employment land 

floor space particularly 

B1a that is increasingly 

being lost from Welwyn 

Garden City 

Employment Area and is 

contrary to the Economic 

Strategy. 

  



 
 

Green Belt Study Review (Parts 1, and 2 and 3) Green Belt Boundary Appraisal Sustainability Appraisal 
Flood Risk 

Sequential Test 

Strategic advantages 

and disadvantages 

  5.1 Provision of right amount, type and tenure of 

housing to meet identified local needs (x2).  

Site could deliver affordable housing and make provision 

for housing that meets the standards for accessible, 

adaptable dwellings.  

6.6 Provision of training, skills development and 

lifelong learning :  

Site is within walking distance of educational 

establishments    

Significant negatives (– – / – –?) Total: 0 

  

Summary:  

HELAA: Deliverable within 1-5 years (significant in favour). 

SA: Identifies 8 significant positive and 0 negatives. This is more than three times significant positives than negatives (significant in favour).  

GB3 Study (Purposes): Urban site (significant in favour). 

GB3 Study (Harm):   Urban site (significant in favour). 

Green Belt boundary: Urban site N/A (significant in favour). 

Flood Risk: Passes the sequential test.  

Landscape Assessment: N/A (significant in favour) 

Strategic Advantages: None 

Strategic- Disadvantages: This site will result in the result in the loss of employment land floorspace (particularly B1a), within the Welwyn Garden City Employment Area (moderate against, as part of site has prior approval for C3 use 

Calverton Test 

Not applicable as this is an existing urban site. 

Overall Conclusion 

This site (Pea97) is previously developed land, within the urban area and a large employment area (EA1). It is located within a relatively accessible location to the town centre, employment areas and sustainable modes of transport (bus, 

rail). The potential allocation of this will help deliver housing to address needs (including affordable, accessible/adaptable dwellings) within the early parts of the Plan, as well as play a role to demonstrate a five year land supply of 

deliverable sites. 

The potential allocation of this site will result in the loss of B1a (office) use employment land and a D1 (gym use on ground floor), which could otherwise be retained or be re-used/developed for other B uses (retrospectively), within an 

Employment Area. The Economy Update Study (2015) indicates that a significant proportion of future employment need will be for B1a employment floor space, which is increasingly being lost via permitted development rights for change 

of use to C3 residential, particularly western parts of Employment area EA1. Despite, this it should be noted site Pea97 already has prior approval for change of use to residential use. Allocating the site helps to inform the mix and type of 

residential development to be provided.  

On balance, it is considered that the potential benefits of allocating this site for housing, exceed the potential impacts of the loss of B uses, within this location, particularly given the prior approval for residential already being in place. 

This site will contribute to the mixed use character of this part of the employment area.  Hence, this site should be considered for potential allocation for new housing.   

Policy Implications  

If allocated for housing the site would need to be removed from the employment area.  

 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea102 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: Bio- Park Broadwater Road 2019 HELAA Update: 
Urban/Green Belt:  

 

Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
170 dwelling on main site area, plus 9 dwellings on car park = 179 dwellings 
Impacts/constraints requiring mitigation: 
• Potential contamination issues may need investigation at application stage. 
• Local Wildlife Site, to south west. Potential impacts and mitigation (e.g. buffer) - may need to be assessed. 
• No known protected species. But potential for slowworms, lizards; nesting birds - may need mitigations. 
• Potential noise pollution from adjacent railway (west) and commercial uses (north). 
• Potential air quality issues may need investigation at application stage. 
• Waste water upgrades. 
• Development should preserve the listed building and its setting and protect views of Hatfield House. 
Delivery timescales: 
6-10 years 

 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Contribution to National Purposes: 

Site is located in an existing 
urban area 

2019 SA Update: 
Significant positives (++/++?) Total: 8 

2019 Update: 
Sequential Test result: 

Advantages 
None 
 
Disadvantages 
This site will result in the 
loss B1b use employment 
floorspace that the 
Broadwater Road West 
Mixed Use SPD is seeking 
to retain. In addition, it will 
result in the loss of B1a 
Office floorspace. B1a is 
increasingly being lost to 
residential within Welwyn 
Garden City Employment 
Area and is contrary to the 
Economic Strategy. 

N/A for urban sites 
Contribution to Local Purpose: 

 
Existing: 

4.2 Reduction of Greenhouse gas emissions from 
transport (x2) 

Pass - Site is within Flood 
Zone 1 

N/A for urban sites N/A for urban sites 4.3 Help avoid and reduce air pollution (x2)  

Physical and visual openness: 
N/A for urban sites 
Potential for Cumulative Impact 

Proposed: 
N/A for urban sites 

Site is within a 1400m walking distance of an employment 
site (EA1/2), the town centre, convenience stores, train 
station and 400m of bus stops providing a 6 day week 
service 

 

N/A for urban sites  4.4: Protect and enhance open space and landscape 
character, retaining local distinctiveness. 

 

  Pea102 is a previously developed site, within the urban 
area and potential to have a positive effect against this 
objective, depending on design (++?) 

 

  5.1 Provision of right amount, type and tenure of 
housing to meet identified local needs (x2). 

 

  Site could deliver affordable housing and make provision 
for homes that meet accessible, adaptable standards 

 

  6.6 Provision of training, skills development and 
lifelong learning (--?): 

 



 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

  Site is within walking distance of educational establishments 
Significant negatives (– – / – –?) Total: 2 
4.5 Conserve, enhance the Borough’s; character, sense 
of place, local distinctiveness, historic environment, 
heritage and cultural assets, and their settings (--?). 
This site is within 250m of GII Listed Building, Conservation 
Area and between 250m-1000m of four GII Listed Buildings 
Mitigation: 
Development of site should conform to Local Plan policies on 
heritage assets and good design. 
4.6 : Protect and enhance biodiversity and geodiversity, 
taking account of impacts of climate change (--?) 
Site is adjacent to Twentieth Mile Bridge Allotments LWS 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and 
good design 

  

Summary: 
HELAA: Deliverable within 6-10 years (moderate in favour). 
GB3 Study (Purposes): Urban site (significant in favour). 
GB3 Study (Harm): Urban site (significant in favour). 
SA: Identifies 8 significant positives and 2 significant negatives. This is more than 3 times double positives (significant in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: This site will result in the net loss of B1b employment land floor space within the Broadwater Road SPD Mixed Use area. In addition, it will result in the loss of potential to convert the B1b to B1a office 
floorspace that forms a large part of the Boroughs future employment needs (significant against). 

Calverton Test 
N/A 

Overall Conclusion 
This site is previously developed land, within the urban area and the existing Mixed Use Broad Water Road SPD area. It is located within a relatively accessible location to the town centre, employment areas and sustainable modes of 
transport (bus, rail). The potential allocation of this site would help deliver housing to address needs (including affordable, accessible/adaptable dwellings) within the medium term of the Plan. 

 
This site contributes to the mixed use nature of the Broad Water Road West SPD area, as well as supporting a strong, responsive and competitive local economy in line with the NPPF. It is considered that the potential benefits of 
allocating this site for residential use do exceed the potential adverse impacts on the ability of the Local Plan to meet its future economic needs, given the overall shortfall is so small (i.e. less than 2 ha shortfall) and given the 
sustainability credentials of this site and the importance of meeting the housing requirement, that on balance, this site should be considered for allocation for residential use. 

Policy Implications 
If allocated for housing the site would need to be removed from the employment area. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea103 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: 29 Broadwater Rd 2019 HELAA Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
128 Dwellings 
Impacts/constraints requiring mitigation: 
• Located within an employment area, received Prior Approval allowing the site to be developed for 

residential use. HCC minerals prefer the site were not allocated for housing as it is within an Employment 
Land Area of Search (ELAS 223) for waste facilities. 

• Scale of development demands access to be evaluated, a Transport Assessment is needed. 
• Railway and traffic noise may require improved sound insulation, a noise survey and report is likely. 
• An air quality survey will need to be completed to demonstrate no adverse effects for future residents. 
• Potential land stability issues due to prior use, the potential hazard rating is high so detailed investigations 

and engineering solutions will be needed. 
• Potential contaminated land implications due to previous uses. 
• Wastewater network requires upgrading, may take between 18 months and 3 years to design due to 

possible pollution of groundwater. 
Delivery timescales: 
Deliverable within 1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Strategic Gap: 
N/A 

Site is in an existing urban area, so not 
included in Green Belt study 
Existing: 

2019 Update: 
Significant positives (++/++?) Total: 8 
4.2 Significantly reduce greenhouse gas 
emissions from transport? X2 
Within walking distance to employment and 
services. 
Within walking distance to transport services 
4.3 Avoid and reduce air pollution X2 
4.4 Protect and enhance open space and 
landscape character, retaining local 
distinctiveness? 
Previously developed land 
5.1 Provide the right amount, type and 
tenure of housing to meet identified local 
needs? X2 

2019 Update: 
Sequential test passed – Site 
entirely within Flood Zone 1. 

Advantages: 
None 

Contribution to National Purposes: 
N/A 
Physical and visual openness: 

N/A 
Proposed: 
N/A 

Surface water flooding not a 
significant risk. However, 5% of 
site flooded in the 1000 year 
event. 

Disadvantages: 
None 

N/A    

Potential for Cumulative Impact:    

N/A    

Contribution to Green Belt Purposes:    

N/A    

Assessment of Potential Harm:    

N/A    



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 
  30% affordable dwellings 

20% of dwellings will meet the standards for 
‘accessible and adaptable dwellings’. 
6.6 Provide access to training, skills 
development and lifelong learning to 
meet identified needs 
Site is within walking distance of educational 
facilities 
Significant negatives (– –/ (– –?) Total: 0 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour). 
GB3 Study (Purposes): Not in Green Belt (significant in favour). 
GB3 Study (Harm): Not in Green Belt (significant in favour). 
Green Belt boundary: Not in the Green Belt (significantly in favour). 
SA: More than 3 times the number of significant positives to negatives (significant in favour). 
Flood Risk: Passes the Sequential Test 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
N/A 

Overall Conclusion 
The redevelopment of this site would transform a previous employment area into a high density residential area, 128 dwellings at 182 dph. The site is located within a sustainable area and involves the redevelopment of a brownfield site. 
There are no major constraints in bringing this site forward; with all other elements of the assessment scoring significantly in favour of this development. The site should therefore be considered for allocation. 

Policy Implications 
None 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea104 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: YMCA 90 Peartree Lane 2019 HELAA Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
Urban 
Achievable: 
Yes 
Estimated Capacity: 
29 dwellings 
100 x bed hostel 
Net loss of 25 hostel bed spaces, a net loss of 15 dwelling equivalents. 
Overall net gain= 15 dwellings 
Impacts/constraints requiring mitigation: 
• A noise survey report may be required at planning stage, given the surrounding business uses, be 

integrated into the development. 
• Possible Ecological Assessment required 
• Possible Contaminated Land survey required due to contamination on adjacent sites 
• Electricity cables in the north east of the site could have design/layout implications. 
• Any Archaeological considerations can be secured through the use of planning conditions. 
Deliverability timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Strategic Gap: 
N/A 
Contribution to National Purposes: 
N/A 
Physical and visual openness: 
N/A 
Potential for Cumulative Impact: 
N/A 
Contribution to Green Belt Purposes: 
N/A 
Assessment of Potential Harm: 
N/A 

Site is in an existing urban area, so not 
included in Green Belt study 

 
Existing: 
N/A 
 
Proposed: 
N/A 

2019 Update: 
Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas 
emissions from transport x2 
4.3 Avoid and reduce air pollution x2 
Proximity to employment and services 
Site within walking distance of Industrial area 
and Welwyn Garden City Centre 
Proximity to transport services- 
Site within 400m of bus stop. 
4.4 Protect and enhance landscape 
character retaining local distinctiveness 
Previously Developed Land 
Site not identified as greenfield. 

2019 Update: 
Sequential Test passed- site 
entirely within Flood Zone 1. 

 
Surface Water flooding not a 
significant risk, however, 25% of 
site flooded in the 1000 y event. 

Advantages 
None 
 
Disadvantages: 
None 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 
  5.1 Provide the right amount, type and 

tenure of housing to meet identified local 
needs 
Affordable Housing 
It is assumed site would include 30% 
affordable homes. 
Dwellings for older people 
It is assumed site will include 20% of homes 
meeting standards for accessible and 
adaptable dwellings. 
6.6 Provide access to training, skills 
development and lifelong learning to 
meet identified needs 
Site within straight line walking distance of 
local education facilities. 
Significant negatives (– –/ (– –?) Total: 0 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour). 
GB3 Study (Purposes): Not in Green Belt (significant in favour). 
GB3 Study (Harm): Not in Green Belt (significant in favour). 
Green Belt boundary: Not in the Green Belt (significant in favour). 
SA: More than 3 times the number of significant positives to negatives (significant in favour). 
Flood Risk: Passes the Sequential Test 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: Small loss of hostel bed-spaces could be seen as a minor disadvantage. 

Calverton Test 
N/A 

Overall Conclusion 
The redevelopment of this site would include the loss of 25 hostel bed spaces. However, it would provide a net overall increase of 14 dwellings towards the target. It is in a sustainable location and involves redevelopment of a brownfield 
site. There are no major constraints in bringing this site forward; with all other elements of the assessment scoring significantly in favour of this development. The site should therefore be considered for allocation. 

Policy Implications 
None 

 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea105 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: 61 Bridge Road East 2019 Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
21 dwellings 
Impacts/constraints requiring mitigation: 
• Vehicular access will be to the rear and shared with other uses. Transport Assessment needed to assess 

impacts on road network. 
• Thames Water need to be consulted at application stage regarding wastewater capacity 
• No none contamination issues, but need investigation due to nearby commercial/industrial uses 
• Within an area known for potential underground cavities. Potential land instability risks may need 

investigation at application stage. 
• Surface water run-off issues may require SUDS. 
• Future residents could be effected by noise pollution from neighbouring commercial uses (if retained) and 

highway. Mitigations may be needed 
• Potential air quality issues may need investigation at application stage 
Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Strategic Gap: 
N/A 
Contribution to National Purposes: 
N/A 
Physical and visual openness: 
N/A 
Potential for Cumulative Impact: 
N/A 
Contribution to Green Belt Purposes: 
N/A 
Assessment of Potential Harm: 
N/A 

Site is in an existing urban area, so not 
included in Green Belt study 
Existing: 
N/A 
Proposed: 
N/A 

2019 SA Update: 
Significant positives (++/++?) Total:8 
4.2 Reduction of Greenhouse gas 
emissions from transport (x2) 
4.3 Help avoid and reduce air pollution 
(x2) 
Site is within walking distance of an 
employment site (EA1/2), the town 
centre,400m of bus stops providing a 6 day 
week service and 1400m of a train station 
4.4 : Protect and enhance open space and 
landscape character, retaining local 
distinctiveness 
Site is a previously developed sites, within 
the urban area and potential to have a 
positive effect against this objective, 
depending on design (++?) 

2019 Update: 
Sequential Test result: 
Pass- Site is located within 
Flood Zone 1. 
20% of the site is effected by 
surface water flood risk (1 in 
100yr), towards the rear of the 
site to the north east. SUDS 
may need to be incorporated 
into the design to manage 
surface water run-off issues. 

Advantages: 
None 
 
Disadvantages: 
This site will result in the loss 
B use employment land 
floorspace particularly B1a to 
C3 residential that is 
increasingly being lost from 
Welwyn Garden City 
Employment Area, contrary to 
the Economic Strategy. 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 
  5.1 Provision of right amount, type and 

tenure of housing to meet identified local 
needs (x2) 
Site could deliver affordable housing and 
make provision for housing that meets the 
standards for accessible, adaptable 
dwellings.. 
6.6 Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of educational 
establishments 
Significant negatives (– – / – –?) Total: 0 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour). 
GB3 Study: (Purposes): Urban site (significant in favour). 
GB3 Study (Harm): Urban site (significant in favour). 
Green Belt boundary: Urban site N/A (significant in favour). 
SA: Identifies eight significant positives and nil significant negatives. This is more than 3 times double positives than negatives (significant in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: This site will result in the result in the loss of employment land floorspace (particularly B1a), within the Welwyn Garden City Employment Area (significant against). 

Calverton Test 
N/A 

Overall Conclusion 
This site is previously developed land, within the urban area and a large employment area (EA1). It is located within a relatively accessible location to the town centre, employment areas and sustainable modes of transport (bus, rail). 
The potential allocation of this will help deliver housing to address needs (including affordable, accessible/adaptable dwellings) within the early parts of the Plan, as well as play a role to demonstrate a five year land supply of deliverable 
sites. 
The potential allocation of this site will result in the loss of B1a (office) use employment land and B8 use), which could otherwise be retained or re-used/developed for other B uses, within an employment area. The Economy Update 
Study (2015) indicates that a significant proportion of future employment needs will be for B1a employment floor space, which is increasingly being lost via permitted development rights for change of use to C3 residential, particularly 
western parts of Employment Area EA1. 
On balance, it is considered that the potential benefits of allocating this site for housing, exceed the potential impacts of the loss of B uses, within this location. This site will contribute to the mixed use character of this part of the 
employment area. The site is considered suitable for allocation for housing. 

Policy Implications 
If allocated for housing the site would need to be removed from the employment area. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea106 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: 73-83 Bridge Road East 2019 Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 235 dwellings (flats) plus 1,653sqm B1a floor space, with basement car parking 
Impacts/Constraints requiring mitigation: 
• Access from three points. It may need enhancement due to intensification of use 
• Surface water run-off issues effect a large part of its area. Site specific Flood Risk Assessment will be 

required at planning application stage 
• Within an area known for potential underground cavities. Promoter’s initial investigations indicate no 

cavities within site and a low/negligible hazard rating for ground stability. Further land instability 
investigations and remediation be needed at application stage 

• Potential noise pollution from commercial uses and Bridge Rd East. 
• Potential air quality issues may need investigation at application stage. 
• Potential contamination issues due to uses on site and nearby. May need investigation and remediation. 
• GII listed buildings within proximity to site (circa 500m). Historic impact assessment may be needed 

depending on the height of new development. 
• Waste water upgrades may be required, based on Thames Water comments for adjacent sites (Pea107, 

Pea97) 
Delivery timescales: 
1 – 5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Strategic Gap: 

Site is in an existing urban area, so not 
included in Green Belt study 

2019 SA Update: 
Significant positives (++/++?) Total:8 
4.2 Reduction of Greenhouse gas emissions from 
transport (x2) 
4.3 Help avoid and reduce air pollution (x2) 
Site is within a 1400m walking distance of an employment 
site (EA1/2), the town Centre, convenience shops, train 
station and 400m of bus stops providing a 6 day week 
service. It will also provide mixed housing/employment 
uses, minimising need to travel. 
4.4 : Protect and enhance open space and landscape 
character, retaining local distinctiveness 
Site is a previously developed site, within the urban area 
and potential to have a positive effect against this 
objective, depending on design (++?) 

2019 Update: 
Pass - Site is within flood 
zone 1. 
Level 2 assessment was 
undertaken for this site 
due to surface water 
flooding. Significant level 
of surface water flooding 
in the 100 and 1000 year 
events (23 and 40% 
respectively) on the 
western parts, near the 
existing building. A site 
specific flood risk 
assessment will be 
required. 

Advantages: 
None 

N/A Existing:  

Contribution to National Purposes: N/A Disadvantages: 
N/A 
Physical and visual openness: 
N/A 
Potential for Cumulative Impact: 

Proposed: 
N/A 

Proposals would result in 
a net loss of 3381sqm of 
B use floorspace, which 
is contrary to the 
economic strategy. 

N/A   

Contribution to Green Belt Purposes:   

N/A   

Assessment of Potential Harm:   

N/A   



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

  5.1 Provision of right amount, type and tenure of 
housing to meet identified local needs (x2). 
Site could deliver affordable housing and make provision 
for housing that meets accessible, adaptable standards. 
6.6 Provision of training, skills development and 
lifelong learning (--?): 
Site is within walking distance of educational 
establishments 
Significant negatives (– – / – –?) Total: 1 
4.6: Protect and enhance biodiversity and 
geodiversity, taking account of impacts of climate 
change 
Site is within 250m of Watchmead disused railway Local 
Wildlife Site (--?). 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and 
good design. 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour). 
GB3 Study (Purposes): Urban site (significant in favour). 
GB3 Study (Harm): Urban site (significant in favour). 
Green Belt boundary: Urban site (significant in favour). 
SA: Identifies eight significant positives and one significant negative. This is more than 3 times double positives than negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: This site will result in the result in the net loss of employment land floor space within the Welwyn Garden City Employment Area (moderate against). 

Calverton Test 
N/A 

Overall Conclusion 
This site is previously developed land, within the urban area and comprises a large employment area (EA1). It is located within a relatively accessible location near the town centre, employment areas and sustainable modes of transport 
(bus, rail). The potential allocation of this site will help deliver housing to address needs (including affordable, accessible/adaptable dwellings) within the early parts of the Plan, as well as play a role to demonstrate a five year land supply 
of deliverable sites. The potential allocation of this site will result in the loss of B2 Industrial use, and net loss of B use floorspace). The Economy Update Study (2015) indicates that a significant proportion of future employment need will 
be for B1a employment floor space, which is increasingly being lost via permitted development rights for change of use to C3 residential, particularly western parts of Employment area EA1. But as this mixed use site is being proposed to 
include 1653sqm of additional B1a floorspace, it will help minimise the loss overall. The allocation of this site for the proposed use will contribute to the mixed use character of the Bridge Road East area, close to Welwyn Garden City 
Employment Area. On balance, it is considered that the potential benefits of allocating this site for mixed housing and B1a employment use, exceed the potential impacts of the net loss of B use floorspace, within this location. Hence, the 
site is considered suitable for allocation for mixed housing/B1a use. 

Policy Implications 
Consider the removal of all/part of this sits from the Employment area and allocating it for mixed residential/B1a office use. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Pea107 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: B & Q, Swallowfields 2019 Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
97 dwellings. Potential mixed use schemes comprising of employment/housing or housing/retail were not assessed as 
promoter failed to provide sufficient detail (.i.e. capacity). 
Impacts/constraints requiring mitigation: 
• Within an area known for potential underground cavities. May need land instability investigation and remediation at 

application stage. 
• Waste water upgrades. 
• Potential noise pollution from neighbouring commercial uses (if retained) and Bridge Rd East. 
• Potential air quality issues need investigation at application stage. 
• Potential contamination issues on site and nearby. May need investigation and remediation. 
• Development (subject to building height) is unlikely to harm the setting of listed buildings, as the built form is likely 

to limit inter-visibility. 
• Within an Employment land area search for waste management facilities. 
Delivery timescales: 
6-10 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Strategic Gap: 

Site is in an existing urban area, so not 
included in Green Belt study 

2019 Update: 
Significant positives (++/++?) Total:8 
4.2 Reduction of Greenhouse gas emissions from transport 
(x2) 
4.3 Help avoid and reduce air pollution (x2) 
Site is within a 1400m walking distance of an employment site 
(EA1/2), the town centre, convenience shops, train station and 
400m of bus stops providing a 6 day week service 
4.4 : Protect and enhance open space and landscape 
character, retaining local distinctiveness (++?) 
Site is a previously developed land, within the urban area and 
potential to have a positive effect against this objective, 
depending on design 
5.1 Provision of right amount, type and tenure of housing to 
meet identified local needs (x2). 
Site could deliver affordable housing and make provision for 
homes that meet accessible, adaptable standards 

2019 Update: 
Sequential Test result: 

Advantages: 
None 
 
Disadvantage: 
Although this site is not 
within a B class 
employment generating 
use, it will result in the 
loss of A1 comparison 
goods floorspace, which 
would need to be re- 
provided, to address 
future needs. 

N/A 
Contribution to National Purposes: 

Existing: 
N/A 

Pass - Site is within 
flood zone 1 

N/A   

Physical and visual openness: Proposed:  

N/A N/A  

Potential for Cumulative Impact:   

N/A   

Contribution to Green Belt Purposes:   

N/A   

Assessment of Potential Harm:   

N/A   

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

  Site could deliver affordable housing and make provision for 
homes that meet accessible, adaptable standards 
6.6 Provision of training, skills development and lifelong 
learning (++?): 
Site is within walking distance of educational establishments 
Significant negatives (– – / – –?) Total: 1 
4.6: Protect and enhance biodiversity and geodiversity, 
taking account of impacts of climate change 
Site is within 250m of Watchmead Disused railway Local Wildlife 
Site (--?). 
Mitigation: 
Development of site should conform to Local Plan policies related 
to the protection/enhancement of biodiversity and good design. 

  

Summary: 
HELAA: Deliverable within 6-10 years (moderate in favour). 
GB3 Study (Purposes): Urban site (significant in favour). 
GB3 Study (Harm): Urban site (significant in favour). 
Green Belt boundary: Urban site (significant in favour). 
SA: Identifies eight significant positives and one significant negative. This is more than 3 times double positives than negatives (significant in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: This site will result in the permanent loss of A1 comparison goods floor space that would need to be re-provided, as well as the potential to re-use/redevelopment for employment generating B uses 
(significant against). 

Calverton Test 
Not applicable as this is an existing urban site. 

Overall Conclusion 
This site comprises of an existing A1 comparisons goods retailer (circa 3516sqm floorspace) and ancillary uses on previously developed land, within the urban area and a large employment area (EA1). It is located within a relatively 
accessible location to the town centre, employment areas and sustainable modes of transport (bus, rail). The potential allocation of this site will help deliver housing to address needs (including affordable, accessible/adaptable dwellings) 
within the early parts of the Plan, as well as play a role to demonstrate a five year land supply of deliverable sites. 
The potential allocation of this site for a residential use are will result in the loss of comparison goods floorspace within proximity to and with good sustainable links to Welwyn Garden City Town Centre. The A1 use on the site has the 
potential to encourage linked trips into the town centre and can help protect, enhance its vitality and viability. The Retail and Town Centre Needs Assessment Update (2016) indicates that 12,500sqm of new retail floor space is required 
to meet the forecasted expenditure growth to 2026; 10,600sqm of this comprised of comparisons goods floorspace, of which 8,900sqm floorspace is required within Welwyn Garden City (15-20 of which would be met A3-5 class food and 
drinks floor space). To address this, Draft Local Plan (2016) Policy SADM 19: Town Centre North Development site proposed 6000sqm of additional comparison goods floorspace. Hence, the allocation of this site for residential would 
result in a shortfall of A1 comparison goods floorspace that would need to be re-provided within Welwyn Garden City. 
This site contributes to mixed use character of the employment area and plays a role to support a strong, responsive and competitive local economy. It is located within an accessible location of facilities and the town centre. However, it 
is considered that the adverse impacts of the loss of A1 comparisons goods floor space within a sustainable location, exceed any benefits of allocating the site for residential use. This site should not be considered for potential 
allocation. 

Policy Implications 
None 

 



Draft Local Plan 2016 site reference: HS2 HELAA site reference: WGC1 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: Creswick Urban/Green Belt: 
Green Belt  

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
300 dwellings 
Impacts/constraints requiring mitigation: 
• Clearance from pylons 
• Wastewater infrastructure upgrades 
• Buffer wildlife site 
• Protection of groundwater 
• Easement for public rights of way 
Delivery timescales: 
0-10 years 
2019 HELAA Update: 
Capacity increased from 290 to 300 dwellings 

 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk 
Sequential Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 44): Existing Significant positives (++) Total: 7 Sequential Test result: Advantages: 
Strategic Gap 
Parcel 44 makes a significant contribution to preventing neighbouring towns from 
merging. The parcel provides a strategic gap to separate Welwyn Garden City and 
Hatfield. 
GB2 (WGC1): 
Contribution to National Purposes: 
Limited or none for checking unrestricted sprawl of large built up areas. Partial for 
preventing neighbouring towns from merging. The site contributes to the gap between 
Welwyn Garden City and Hatfield, however the site is relatively narrow and closely 
associated with the urban edge of Welwyn Garden City. Hatfield lies to the south and is 
not clearly visible. Restricting development to the more northerly or visually enclosed 
parts of the site would reduce any apparent change and be may be more easily 
accommodated within the existing edge of Welwyn Garden City. Partial in safeguarding 
the countryside from encroachment. South edge of Welwyn Garden City and power 
lines to the south are clearly visible. Limited or none for preserving the setting and 
special character of historic towns. 
Physical and visual openness: 
Physical openness high, visual openness high, some enclosure on west and east but 
central area is more open with no clearly defined southern boundary. 

Property boundaries (moderate) 
Established tree belts/hedgerows 
(moderate) 
Proposed: 
Extensive woodland (strong) 
Established tree belt/hedgerow 
(moderate) 
Ascots Lane unclassified road 
(moderate) 
Pylons/overhead power lines 
(weak) 
Conclusion: 
The proposed new Green Belt 
boundaries consisting of the 
extensive woodland, established 
tree belt/hedgerow and pylons 
would be predominantly weaker 
overall than the existing boundary 
but would be clearly defined. 

4.2 : Reduction of greenhouse gas emissions from 
transport (x2); and 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of an Employment Area. It 
is within 400m of ten bus stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs (x2): 
Site could deliver affordable housing and make provision 
for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –) Total: 2 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement pattern. 
Mitigation: 

 
Pass – Site is within 
Flood Zone 1. 
An ordinary watercourse 
runs through the site 
which may present a 
fluvial flood risk. 
2019 Update: 
No change 

None 
 
Disadvantages 
None 

 



 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk 
Sequential Test 

Strategic advantages 
and disadvantages 

GB3 (Site falls within Parcel 27): 
Contribution to Green Belt Purposes 
Significant contribution to preventing neighbouring towns from merging. The gap between 
Welwyn Garden City and Hatfield is fragile. The land within the parcel plays a significant role in 
inhibiting the physical and/or visual coalescence of the towns as the gap is narrow, is visually 
open and has few separating features. Significant contribution to safeguarding the countryside 
from encroachment. The land contains the characteristics of open countryside. 
Significant contribution to preserving the special character of historic towns (Welwyn Garden 
City). The urban edge stops at the crest of the Lea Valley. This distinctly separate landscape 
element lies beyond the plateau on which the town is located and forms part of its rural setting. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 27 (all of parcel) – Very High harm. Any further perceived loss of separation between 
Welwyn Garden City and Hatfield would constitute very high harm to Green Belt purposes 2 
and 4. 
Parcel 27a (release of the western part of WGC1) – Moderate harm. The western part of the 
parcel has a greater association with the urban edge. Due to a partial contribution to purpose 3 
the harm from release would be less than the harm from release of WGC1 as a whole. 
Parcel 27b (release of WGC1) – Moderate High harm. 
The slope in this part of the parcel is very gentle such that it can be considered to form the 
edge of the plateau rather than the valley side. The remaining Green Belt would not be 
weakened by release of the land but the contribution of the land to purposes 2, 3 and 4 mean 
the harm would still be moderate-high. 

 The scale, layout and design of development should seek 
to reduce significant effects on settlement pattern and 
local distinctiveness. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of Local Wildlife Sites. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and 
good design. 
2019 Update: 
Significant Negatives Total: 1 
Significant negatives reduced by one (sub-objective 4.4 
changed to minor negative). 

  

Summary: 
HELAA: Delivery is estimated to be 0-10 years, with potential for delivery with the first 5 years (moderate weight in favour). 
GB3 Study (Purposes): The parcel makes three significant contributions to national Green Belt purposes (significant against). 
GB3 Study (Harm): The site falls within a moderate-high harm sub-parcel (P27b) (moderate against). 
Green Belt boundary: New boundaries would be predominantly weaker overall than the existing boundaries, but would be clearly defined (moderate weight against). 
SA: The site has more than three times as many significant positives as significant negatives (significant weight in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: low - moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of WGC1 would result in moderate-high harm to the Green Belt. The release of just the western portion of the site (P27a) would result in a lower level of harm to the Green Belt (moderate harm), however this would have a 
major impact on the contribution of the site to the borough’s housing need and could also result in a less deliverable scheme. In order to meet the Objectively Assessed Need for Housing (OAN) the Council will need to release sites of 
moderate high harm. The release of the whole site would help enable the Council to meet the OAN while minimising the need to release high harm sites. The release of the site would not be perceived as significantly diminishing 
separation between Welwyn Garden City and Hatfield and would not weaken the remaining Green Belt. In the context of the above, it is considered that impacts on the purposes of the Green Belt have been reduced to the lowest 
possible extent. 

Overall Conclusion 
On balance, the site’s benefits are considered to outweigh the adverse impact upon the purposes of the Green Belt and the weaker Green Belt boundary. The site is considered suitable for allocation. 

Policy Implications 
If the site is allocated for housing the Green Belt boundary will need to be amended and ensure appropriate consideration is afforded to any Green Gap policy requirements. 

 



Draft Local Plan 2016 site reference: SDS1 HELAA site reference: WGC4/7 (Scenario 3) Including WGC4a (2019 HELAA) 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: Panshanger Airfield Urban/Green Belt: 
Part urban, part Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
725 dwellings (inclusive of Gypsy and Traveller pitches), plus primary school 
Impacts/constraints requiring mitigation: 
• Potential need for highway upgrades 
• Mitigate impact on landscape 
• Mitigate impact on heritage 
• Mitigate impact on ecology 
• Buffer ancient woodland 
• Protection of groundwater 
• Potential for contaminated land which would require remediation 
• Wastewater infrastructure upgrades 

Delivery timescales: 
6-10 years 
2019 HELAA Update: 
In 2016 a significant part of site WGC4 (with part of WGC7) was included in the Proposed Submission Welwyn 
Hatfield Local Plan 2016 as a draft mixed use housing led allocation (Policy SP18) with an indicative capacity of 
650 dwellings (equivalent to scenario 2). 
In 2019, the site promoter of WCG4/WGC7 has put forward the remaining northern part of WGC4 only (WGC4a in 
the 2019 HELAA). 
The 2019 HELAA for WGC4a concluded that the site was suitable for an estimated capacity of 75 dwellings. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 55): Existing 
Northern boundary has no physical 
features (weak) 
Western boundary consists of an 
established tree belt/right of way 
(moderate) 
Eastern boundary consists of 
established hedgerow with minor gaps 
(moderate) 
Proposed: 
Established tree belt (moderate) 

Significant positives (++/++?) Total: 9 Sequential Test result: Advantages: 
Provision of primary 
school to meet the 
needs of the 
development site. 
Provision of convenience 
centre to meet the day- 
to-day needs of 
residents. 
A large site proposed for 
allocation and would 
make a large 

Strategic Gap 
Parcel 55 makes a partial contribution to the strategic gap between Welwyn 
Garden City and Hertford. 

4.2 : Reduction of greenhouse gas emissions from 
transport; (x2) and 
4.3 : helping to avoid/reduce air pollution: (x2) 

Pass – Site is within 
Flood Zone 1 

GB2 (WGC4): 
Contribution to National Purposes: 

Site is within walking distance of WGC Industrial Area. It is 
within 400m of six bus stops. 

2019 update: 
No change 

Significant in safeguarding the countryside from encroachment, exhibits 
countryside characteristics open land previously part of Panshanger Aerodrome, 
high levels of visual openness and is free from development. 

4.4: Protection/enhancement of open space and 
landscape character: 
Site is PDL. 

 

Physical and visual openness: 5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x3) 

 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Physical and Visual Openness- high/mixed. Long distance views north and 
northwest across the Mimram valley to Tewin with sections contained by tree 
belt, medium distance views west and south towards the edge of Welwyn 
Garden City. 
Potential for Cumulative Impact 
Site is connected to Welwyn Garden City and forms a group with WGC7 and 
GTLAA06 
GB3 (Site falls within Parcel 22): 
Contribution to Green Belt Purposes 
Partial for preventing neighbouring towns from merging - contributes to the gaps 
between Welwyn Garden City/Stevenage and Hertford. 

Right of way (moderate) 
Established hedgerow with minor gaps 
(moderate). 
Alternative boundaries within the site, 
based upon a landscape and 
ecological buffer area outlined in the 
HELAA assessment, would largely be 
drawn along areas of grassland and 
therefore would be absent of any 
definable features (weak). 
Conclusion: 
The proposed new Green Belt 
boundaries consisting of established 
tree belts/hedgerows would be 
stronger overall than the existing 
boundary. 
Alternative reduced boundaries would 
be similar in strength to the existing 
boundary, and have the advantage of 
not requiring a larger area of land, 
which is landscape/heritage sensitive, 
to be released from the green belt. 

Site would provide capacity for at least 5% of the OAN could 
deliver affordable housing and make provision for Lifetime 
Homes. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education establishments. 
Significant negatives (– –/ ---- ?) Total: 3 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 

 contribution to housing 
numbers. The site would 
also make provision for 6 
Gypsy and Traveller 
pitches, to contribute to 
the needs of the 
borough. 

 
Disadvantages: 
None 

Significant for safeguarding the countryside from encroachment – contains 
characteristics of open countryside and lacks any significant urbanising 
development. Relates strongly to the wider open countryside to the north. 
Partial contribution for preserving the setting and special character of historic 
towns – development would be perceived as marking an expansion into the 
landscape that was conceived as forming part of Welwyn Garden City’s wider 
rural setting. 
Assessment of Potential Harm (relevant scenarios): 

Mitigation: 
The scale, layout and design of development should seek to 
reduce significant effects on settlement pattern and local 
distinctiveness. 
Site is located within Panshanger Aerodrome. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection of open spaces. 

 

Parcel 22 (all of parcel) – moderate-high 
Parcel forms part of transition between the development plateau and rural River 
Mimram valley and encroachment by release of parcel would cause some harm 
to the rural character of the wider valley. 

4.5: Conservation/enhancement of the borough’s 
character, historic environment, and heritage/cultural 
assets: 
Proximity to Listed Buildings and Historic Park & Garden. 

 

 Mitigation:  
 Development of site should conform to Local Plan policies on 

heritage assets and good design. 
 

 4.6: Protection/enhancement of biodiversity and 
geodiversity: 

 

 Site is within 500m of a SSSI.  
 Mitigation:  
 Development of site should conform to Local Plan policies 

related to the protection/enhancement of biodiversity and 
good design. 

 

 2019 Update for (WGC4a):  
 Significant Positives Total: 7  
 Objective 4.4  
 Removed to reflect that the site is only partially previously 

developed land 
 

 Objective 5.1  
 Amended to reflect the site area and capacity of WGC4a.  



Summary: 
HELAA: Delivery is estimated to be 6-10 years (moderate in favour). 
GB3 Study (Purposes): Green Belt land within WGC4a makes a significant contribution to one national Green Belt purpose and a partial contribution to two national purposes. It has a high and mixed levels of physical and visual 
openness (moderate against). 
GB3 Study (Harm): Falls within a moderate-high harm parcel (P22) (moderate against). 
GB Boundary: Proposed new boundaries would be stronger overall than the existing boundaries and would be clearly defined and defensible (significant in favour). Alternative reduced boundaries within the site would be similar in 
strength to the existing boundaries (moderate in favour). 
Flood Risk: Passes the Sequential Test. 
Landscape Assessment: low (significant in favour) 
SA: The site has twice as many significant positives as significant negatives (moderate in favour). 
Strategic advantage: The site would provide a primary school, Gypsy and Traveller pitches and a convenience centre (moderate in favour). 
Strategic disadvantage: None. 

Calverton Test 
The release of WGC4 would result in moderate-high harm to the Green Belt. The provision of appropriate landscape buffers together with the approach to development in terms of the density, height and materials used would assist in 
minimising the impact of development on the wider Green Belt The new Green Belt boundaries created by this development would be stronger overall than the existing and there is the opportunity to utilise effective master-planning and 
planting to ensure a defensible and robust boundary is developed. The area proposed for development is a relatively small part of the wider extended site, thus ensuring that any release from the Green Belt is minimised and thus 
reducing any impact. 

Overall Conclusion: 
This site includes the proposed site WGC4 (including part of WGC7) included in the Draft Local Plan 2016 with an indicative capacity of 650 dwellings and site WGC4a (as indicated in the HELAA 2019) with an estimated capacity of 75 
dwellings. The combination of these sites could form a sustainable extension to Welwyn Garden City. The site is of sufficient size to provide a primary school, a convenience centre and is accessible to the major Employment Area in 
Welwyn Garden City. This sites sustainable location provides opportunity to deliver further infrastructure including sustainable transport measures and a Gypsy and Traveller site. Whilst the release of the site for development would have 
some impact on the Green Belt (as only the WGC4a part of the site falls within the Green Belt), the harm is outweighed by the contribution to housing numbers in a sustainable location and the strategic advantages which will be 
delivered through the development of the site. The area of release from the Green Belt should be restricted to the area proposed for 75 dwellings thus minimising any impact on the Green Belt. The wider site area is proposed for 
allocation albeit this area will be limited to Green Belt compatible uses, such as for landscaping, open space etc. On balance, the site’s benefits are considered to outweigh any adverse impact upon the purposes of the Green Belt and 
the site is considered suitable for allocation. 

Policy Implications: 
Amend green belt boundaries as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 



Draft Local Plan 2016 site reference: SDS2 HELAA site reference: WGC5 

Settlement: Welwyn Garden City Housing & Employment Land Availability Assessment 

Site location: South East Welwyn Garden City Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
1300 dwellings (inclusive of gypsy and traveller pitches), plus land for primary school, local centre 
The East Herts District Plan allocation EWEL1 has an estimated capacity of 1,350 dwellings in addition to site 
WGC5. 
Impacts/constraints requiring mitigation: 
• Highway upgrades and enhancement of public transport accessibility 
• Buffer wildlife sites and Local Nature Reserve 
• Mitigate ecological impacts 
• Mitigate heritage impacts 
• Land contamination and landfill gas 
• Protection of ground and surface water 
• Mitigate noise and air pollution from the A414, concrete batching plant and other neighbouring land uses 
• Wastewater infrastructure upgrades 
• Flood risk sequential approach to layout and surface water management 

Delivery timescales: 
0-15 years 
2019 HELAA Update: 
Estimated capacity has increased to 1300 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 46): 
Strategic Gap 
A part of Parcel 46 lies within the strategic gap between Wewlyn Garden 
City and Hertford and therefore it makes a partial contribution. However, 
WGC5 itself lies outside that part of Parcel 46 falling within the strategic 
gap. 
GB2 (WGC5): 
Contribution to National Purposes: 
Significant in safeguarding the countryside from encroachment although 
the site is constrained by the A414 and Birchall Lane it would be a 
significant extension into the countryside surrounding Welwyn Garden City. 
Physical and visual openness: 
The site has a high level of physical and visual openness with long distant 
views into and out of the site. 
Potential for Cumulative Impact 

Existing: 
The existing Green Belt boundary of 
Welwyn Garden City in this area is 
primarily defined by property 
boundaries, established tree belts and 
unclassified roads (moderate), but also 
to a very small extent by buildings 
(strong). 
New: 
Established tree belt (moderate) 
The Commons woodland (Strong) 
A414 (strong). The site boundary would 
then cross into East Herts where the 
eastern green belt boundaries would be 
defined by East Herts District Council. 

Significant positives (++/++?) Total: 8 
4.2 : Reduction of greenhouse gas emissions from 
transport; (x2) and 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of WGC Industrial Area. It is 
within 400m of six bus stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x3) 
Site would provide capacity for at least 5% of the OAN 
could deliver affordable housing and make provision for 
accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education establishments. 
Significant negatives (– –/– –?) Total: 3 

Sequential Test result: 
Pass – 98.1% of the site 
falls within Flood Zone 1, 
with the remainder falling 
within Flood zones 2 and 
3a/b. A sequential 
approach to layout that 
restricts development to 
Flood Zone 1 within the 
site is feasible. Therefore, 
the site passes the 
Sequential Test and the 
Exception Test does not 
need to be applied at this 
stage. 

Advantages: 
Provision of primary school 
to meet the needs of the 
development site. 
Provision of local 
neighbourhood centre to 
meet the day-to-day needs 
of residents. 
One of the largest sites 
proposed for allocation and 
therefore a major 
contribution to housing 
numbers. The site would 
also make provision for 11 
Gypsy and Traveller 

 



 
Green Belt Study Review (Parts 1, 2 and 3)   

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Forms a group with WGC3 and EWEL1 in East Herts 
GB3 (Site falls within Parcels 24 and 25): 
Contribution to Green Belt Purposes (Parcels 24 and 25) 
Partial for preventing neighbouring towns from merging – plays a partial 
role in inhibiting the physical or visual coalescence of Welwyn Garden City 
and Hertford 
Significant for safeguarding the countryside from encroachment – contains 
characteristics of open countryside and limited urbanising development. 

Conclusion: 
Proposed new boundaries would be 
stronger overall than the existing 
boundaries and would be clearly 
defined. The eastern green belt 
boundaries have been defined by East 
Herts District Council. 

4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement pattern. 
Mitigation: 
The scale, layout and design of development should seek 
to reduce significant effects on settlement pattern and local 
distinctiveness. 

2019 Update: 
No change 

pitches, to contribute to the 
needs of the borough. 

 
Disadvantages: 
None 

Partial for preserving the setting and special character of historic towns 
(Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 

 4.5 Preserve/enhance the borough’s character 
The site is adjacent a listed building with the potential to 
have a negative effect on its setting 

  

Parcel 24 (all of parcel, including north western part of WGC5) – moderate- 
high 
The greatest harm is associated with the southern end of the parcel, where 
woodland forms a strong settlement edge of the west. 
Parcel 24c and Parcel 25 (including all of WGC5) – moderate-high 

 Mitigation: 
Development of site should conform to Local Plan policies 
on heritage assets and good design. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 

  

Development would constitute a significant encroachment into the 
countryside and development would be sufficiently detached from the 
current urban area of Welwyn Garden City to lead to a moderate-high 
impact on the Green Belt. 

 Site is adjacent to a Local Wildlife Site. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and 
good design. 

  

  2019 Update:   
  Significant negatives (– –/– –?) Total: 2   
  4.4 – amended to minor negative to reflect GB3, which 

assessed the site as making only a partial contribution to 
preventing neighbouring towns from merging 

  

  4.5 – added to significant negatives as the site is adjacent 
a listed building 

  

Summary: 
HELAA: The site could come forward within the first 15 years of the plan period and potentially within the first five years (moderate in favour). 
GB3 Study (Purposes): The site significantly contributes to one national Green Belt purpose, and a partial contribution to two national purposes.has a high degree of physical openness (moderate against). 
GB3 Study (Harm): Development within Parcels 24c and 25 would result in moderate-high harm to the Green Belt (moderate against). 
GB Boundary: New Green Belt boundaries would be stronger overall than the existing boundaries. The eastern green belt boundaries have been defined by East Herts District Council (moderate in favour). 
SA: The site has more than three times as many significant positives as significant negatives (significant in favour). 

Flood Risk: Site passes the sequential test. 
Landscape Assessment: moderate (Neutral) 
Strategic advantage: Provision of primary school, Gypsy and Traveller pitches and a small neighbourhood centre (moderate in favour). 
Strategic disadvantage: None. 

Calverton Test 
The release of WGC5 would result in moderate-high harm to the Green Belt. The provision of appropriate landscape buffers and Green Infrastructure within the site together with the approach to development in terms of the density, 
height and materials used would assist in minimising the impact of development on the wider Green Belt. The new Green Belt boundaries created by this development would be stronger overall than the existing and there is the 
opportunity to utilise effective master-planning and planting to ensure a defensible and robust boundary is developed. 

 



Overall Conclusion 
The site could form a sustainable extension to Welwyn Garden City, the whole site (Birchall Garden Suburb) crosses the boundary into East Hertfordshire and that part which falls in the East Herts District is allocated for development. 
The Welwyn Hatfield part of the site is of sufficient size to provide a primary school, a neighbourhood centre and is accessible to the major Employment Area in Welwyn Garden City. This site is sustainably located and can be linked to 
the rest of the town by both public transport and walking/cycle routes. This sites sustainable location provides opportunity to deliver significant infrastructure, including significant Green Infrastructure and allows the opportunity for the site 
to be master-planned as a coherent development extending into neighbouring East Herts District, where the wider scheme provides further infrastructure including further educational facilities including a Secondary School, community 
facilities, sustainable transport measures and a Gypsy and Traveller site. Whilst the release of the site for development would have some impact on the Green Belt, the harm is outweighed by the contribution to housing numbers in a 
sustainable location and the strategic advantages which will be delivered through the development of the site. Thus, on balance, the site’s benefits are considered to outweigh the adverse impact upon the purposes of the Green Belt and 
the site is considered suitable for allocation. The capacity of the site is increased to 1300 dwellings. 

Policy Implication 
Amend green belt boundaries as described above. 



 
 

Appendix A  

 

Site Selection Background Paper 2019 
 
 
 
 
 
 

Hatfield 
 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and 
are large enough to be allocated (10 or more in towns, 5 or more in villages) have been considered. 



Draft Local Plan 2016 site reference: SDS5 HELAA site reference: Hat1and Hat13 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Land north west of Hatfield Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Hat 1b: Greenfield with limited PDL 
Hat 13: PDL 
Achievable: 
Some uncertainty due to viability once infrastructure costs (especially transport, education and sewerage 
infrastructure have been factored in). 
Estimated capacity: 
1,750 dwellings, 13,900sqm of B1 floor space. 
Impacts/constraints requiring mitigation: 

• Highways impact 
• Mitigate air and noise pollution from A1 (M) and Hatfield Avenue 
• Setting of one listed building (Old Cottage and on the historic park of the Brocket Estate). 

Delivery timescales: 
6-10/11-15 
2019 HELAA Update: 
Capacity of the site increased by 100 from 1,650 to 1,750 dwellings. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel): 43B 
Strategic Gap 
The parcel makes a significant contribution (with GB37, GB40, and GB42 & 
GB43A) to a strategic gap between Welwyn Garden City and Hatfield with 
Harpenden. It includes built development at Stanborough and the A6129. Any 
small scale reduction is unlikely to compromise the separation. 
GB2 (Hat1/13): 
Contribution to National Purposes: 
Significant for preventing neighbouring towns from merging; contributes to the 
gap between Hatfield and Welwyn Garden City which is relatively development- 
free but contains Stanborough and Mill Green. Would reduce the shortest 
distance between Hatfield and Welwyn Garden City. The visual perception of 
the gap from in and around the site is mixed due to clear views to the north and 
north west but Welwyn Garden City is not visible 
Physical and visual openness: 
Physical Openness High, Visual openness High; limited built development 
covering a very small proportion of the site 

Existing: 
Hatfield Avenue, Great Braitch Lane, 
Green Lanes – unclassified roads 
(moderate), A1 (M)/A1001 (strong), 
property boundaries west of Hatfield 
Garden Village (moderate) 
Proposed: 
Coopers Green Lane (moderate), 
A1 (M) (strong 
Existing 
Hatfield Avenue, Great Braitch Lane, 
Green Lanes – unclassified roads 
(moderate), A1 (M)/A1001 (strong), 
property boundaries west of Hatfield 
Garden Village (moderate) 
Proposed: 
Coopers Green Lane (moderate), 
A1 (M) (strong) 

Significant positives (++/++?) Total: 10 
4.2: Reduction of greenhouse gas 
emissions from transport (x 2); and 
4.3: helping to avoid/reduce air pollution 
(x 2): Site is within walking distance of three 
Major Employment Areas. It is within 400m 
of seven bus stops. 

 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs (x3): 
Site would provide capacity for at least 5% of 
the OAN. Site could deliver affordable 
housing and make provision for Lifetime 
Homes. 
 
6.1: Ensuring the supply, location and 
quality of business/employment sites 
reflects the needs of local 
businesses/encourages a mixed 
economy: 
Site could provide 5% or more of required 
employment floor space in the borough. 

Sequential Test result: 
Pass – Site is within Flood Zone 
1. An ordinary watercourse is 
present in the centre of the site 
which may present fluvial flood 
risk; however, it was not 
possible to model it in the 
SFRA. A sequential approach to 
layout that restricts 
development to Flood Zone 1 
within the site is feasible. 
Therefore, the site passes the 
Sequential Test and the 
Exception Test does not need 
to be applied at this stage. 
Surface water flow route runs 
broadly north-south through the 
western area of the site, with 
areas of pooling also indicated. 
A sequential approach to layout 
and the use of sustainable 

Advantages: 
Provides a secondary school 
site to meet needs from wider 
Hatfield area, also a new 
primary school and an 
expanded primary school (or 
two new primary schools) to 
meet the needs of the 
development site. 
The largest site proposed for 
allocation and therefore a 
major contribution to housing 
numbers. 
Would provide a 
neighbourhood centre and 
community facilities 
Would contribute to Green 
Gap between Hatfield and 
Welwyn Garden City. 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB3 (Site SDS5 (Hat1/13) falls partially within Parcels P41 and P43) 
Contribution to Green Belt Purposes 
Parcel P41 
Significant contribution for preventing neighbouring towns from merging-. Lies 
between Hatfield and Welwyn Garden City (1-2.3km), off A1M. Stanborough lies 
between these and limits perception of separation. The gap between these is 
fragile, with openness of land in this and the shallow valley of parkland on other 
side of A1M playing a key role in preventing coalescence. 
Significant contribution for safeguarding countryside from encroachment. – 
Contains characteristics such as pastoral/arable fields, playing fields, 
undeveloped scrubland that is visually/ spatially open. No significant urbanising 
influences; even though there are limited farm buildings and residential uses. 
Limited or no contribution to preserving the special character of historic towns 
(Welwyn Garden City). 
Parcel P43 
Partial contribution for preventing neighbouring towns from merging - Lies 
between the fragile gap of Hatfield and Welwyn Garden City (1-2.3km). Smaller 
Settlement Stanborough lies off A1M between these towns and limits perception 
of separation of these. Although it is visually open, it plays a limited role against 
this purpose due to existing patterns of development at Hatfield. 
Significant contribution for safeguarding countryside from encroachment. – 
Contains characteristics such as pastoral/arable fields, playing fields, 
undeveloped scrubland that is visually/ spatially open. No significant urbanising 
influences; even though there are limited farm buildings and residential uses. 
Limited or no contribution to preserving the special character of historic towns 
(Welwyn Garden City). 

 
Assessment of Potential Harm (relevant scenarios): 
 
Parcel 41c (same as P43b) – Release of P41 alongside rest of Stage 2 site 
Hat1. Harm Rating Very High. Hat1 (.i.e. P41), together with further land to the 
south (mostly P42 and P43) and a small area of P40 next to Stanbourough. 
 
Parcel 41e – this parcel limits development to a line joining commercial 
development at Oldings Corner to the roundabout at the junction of Green Lane 
and Coopers Green Lane – this would reduce the impact on settlement 
coalescence or separation. The retention of separation from Stanborough 
means that harm from release would be ‘high’ rather than ‘very high’. 

Existing: Hatfield Avenue, Great Braitch 
Lane, Green Lanes – unclassified roads 
(moderate), A1(M)/A1001 (strong), 
property boundaries west of Hatfield 
Garden Village (moderate) 

 
Proposed: Coopers Green Lane 
(moderate), A1(M) (strong) and 
proposed boundary to the north east 
between Oldings Corner roundabout and 
residential dwelling (north) off Coopers 
Green Lane is not defined by any 
physical features on the ground (weak) 

 
Comments: 
The part of the development site east of 
Green Lanes could have extensive green 
areas (including school playing fields) in 
its northern and eastern parts, therefore 
Green Belt boundary could be 
somewhere within this parcel to south of 
Coopers Green Lane in order to retain a 
green gap between Hat 1 and 
Stanborough. This would accord with 
Parcel 41a – thus reducing the Green 
Belt harm. 
 
Conclusion: 
New Green Belt boundary along Coopers 
Green Lane and A1 (M) would potentially 
be stronger than existing boundary. 
However in the interest of retaining a gap 
between the developed area of Hat 1 and 
Stanborough the boundary could be 
drawn within the parcel east of Green 
Lanes, however this would be weaker 
than the existing in that area (in 
accordance with Parcel 41a). 

6.2: Encourage economic investment in 
those areas in need of regeneration, In a 
way that will benefit those more in need 
of rewarding employment: 
Within an area of the 20-40% most deprived 
and in walking distance of employment land 

 
6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of education 
establishments. 

 
Significant negatives (– –/ ---- ?) Total: 3 
4.4 : Protection/enhancement of open 
space and landscape character, retaining 
local distinctiveness: 
The WHBC Green Belt Review indicates the 
site contributes significantly to maintaining 
settlement pattern. 
Mitigation: The scale, layout and design of 
development should seek to reduce 
significant effects on settlement pattern and 
local distinctiveness. 

 
4.5 : Conservation/enhancement of the 
borough’s character, historic 
environment, and heritage/cultural 
assets: 
Site is in proximity to Listed Buildings and an 
AAS (Area of Archaeological Significance) is 
located within the site. 
Mitigation: Development of site should 
conform to Local Plan policies related to the 
protection of heritage assets and good 
design. 

 
4.10: Promotion of conservation and 
sustainable use of productive agricultural 
land: 
Site is located within Grade 2 land. 
Mitigation: Effect is difficult to mitigate as it 
affects approximately 50% of the site 

 
2019 Update: 
Significant positives (++/++?) Total: 9 
SA Objective 6.2 Encourage economic 
investment in those areas in need of 
regeneration, In a way that will benefit those 
more in need of rewarding employment has 
changed from significant negative (++) to 
minor significant (+) 

drainage systems (SuDS) could 
be used to suitably manage 
surface water flood risk to, 
within and from the site. 

 
2019 Update: 
No change. 

Would provide additional 
nearby facilities for Hat 15 
(Symondshyde Village), such 
as health facilities and a larger 
neighbourhood centre. 

 
Disadvantages: 
None. 

 



Summary: 
HELAA: Mitigation is required for highways impact, air and noise pollution from Hatfield Avenue and A1 (M), and the setting of one listed building. Delivery is anticipated within the 6-10 year period and to continue into the 11-15 year 
period, (moderate in favour). 
GB3 Study: The whole site falls within two parcels: P41 and P43. P41 makes a significant contribution against two national purposes and limited/no contribution against one national purpose. (Significant against). Parcel P43 covers 
reminder of area to west. This makes a significant contribution against one national purposes, partial contribution against one national purpose and limited/no contribution against one national purpose (Moderate Against). 
GB3 Study (Harm): The release of the sub-parcel P41c (which covers the whole site) would result in encroachment of countryside between a fragile gap between towns of Welwyn Garden City and Hatfield. Restricting development to 
extend no further north than parcel P41e (an area joining the commercial development at Oldings Corner and the dwelling north off Coopers Green Lane), would reduce the impact on the rural separation between towns and reduce the 
Green Belt harm to high harm (Significant Against). 
GB Boundary: New boundary would be of moderate strength (part minor road, part property boundary), similar overall to existing; this is accorded moderate weight in favour of the site. A fragile gap exists between Hatfield and 
Stanborough. Development of this site would significantly reduce this gap, but ensuring the Green Belt boundary was amended in accordance with Parcel 41e would ensure the most important separation is retained (moderate against). 
SA: Overall the site has two to three times more double positives than double negatives (moderate in favour). 
Flood Risk: Development restricted to areas of Flood Zone 1 - Site passes the sequential test. 
Landscape Sensitivity: Low- moderate (minor in favour) 
Strategic Advantages: Site can make provision for a secondary school, new primary schools, small-scale employment, community facilities and a larger neighbourhood centre. It would also contribute to the Green Corridor and some of 
the community infrastructure would also serve site Hat 15 if the latter is developed (significant in favour). 
Disadvantages: None 

Calverton Test 
This represents a large strategic allocation serving one of the two principal settlements in the Borough making a significant contribution to infrastructure and housing delivery in a sustainable location. Restricting the Green Belt boundary 
change to be consistent with Parcel 41e (a line joining commercial development at Oldings Corner to the dwelling (north) off Coopers Green Lane) would reduce any Green Belt harm from ‘very high’ to ‘high’ and ensure retention of 
separation between Hatfield and Stanborough. This larger area could remain within the proposed allocation, but could be restricted to Green Infrastructure, school playing fields etc, thus minimising impacts. New Green Belt boundaries 
could also be formed through effective master-planning and planting to ensure a defensible and robust boundary is developed. 

Overall Conclusion 
The site could form a sustainable extension to the town of Hatfield as it is of sufficient size to provide a secondary school, primary schools community facilities and a neighbourhood centre, is accessible to major Employment Areas, and 
can be linked to the rest of the town by public transport and walking/cycle routes. Moderate weight against the development of the site arises from adverse effect on one national Green Belt purpose and the local Green Belt purpose, also 
through loss of openness and intrusion into a fragile gap. This is however outweighed by the substantial contribution to housing numbers and considerable strategic advantages in terms of infrastructure provision offered by the 
development of the site. Restricting any amendment to the Green Belt boundary to accord with Parcel 41e (a line joining commercial development at Oldings Corner to the dwelling (north) off Green Lanes) would retain separation 
between Hatfield and Stanborough and reduce any harm to the Green Belt from ‘very high’ to ‘high’. This wider area could be retained within the proposed allocation but used for Green Infrastructure, school playing fields etc. Overall the 
significant benefits are considered to outweigh any disadvantages and the site is considered suitable for allocation. 

Policy Implications 
Amend Green Belt boundary as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 

 



 

Draft Local Plan 2016 site reference: HS11 HELAA site reference: Hat11 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Land at Southway (A1001) Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
120 dwellings 
Impacts/constraints requiring mitigation: 
• Highway junction upgrades 
• Mitigate impact on adjacent wildlife site and site ecology 
• Mitigate air and noise pollution from A1/Southway 
• Mitigate potential impact on Water End SSSI 
• Easement for public rights of way 
• Wastewater infrastructure upgrades 

Delivery timescales: 
0-10 years 
2019 Update: 
No Change. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 56) Existing 
South Way A Road (Strong). Forms a 
strong visual and perceptual break 
between South Hatfield and the land 
north of Welham Green 
Proposed: 
Established tree belt/hedgerow with minor 
gaps (moderate) 
Ridgeline through the middle of the site 
(moderate) 
Conclusion: 
The proposed new Green Belt boundaries 
consisting of established tree 
belts/hedgerows and ridgeline would be 
weaker than the existing boundary; 
however, clearly defined and defensible 

Significant positives (++) Total: 7 
4.2 : Reduction of greenhouse gas emissions 
from transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of an Employment 
Area. It is within 400m of twelve bus stops. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local 
needs: 
Site could deliver affordable housing and make 
provision for Lifetime Homes. 
6.6: Provision of training, skills development 
and lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Accords with the Settlement 
Strategy, with the primary 
focus for development 
being within and around the 
two principal towns and 
major contribution to 
meeting objectively 
assessed need for housing 
Site could accommodate 
new 2FE primary school, 
partly to serve Local Plan 
housing growth and remedy 
shortfalls in school places. 

 
Disadvantages: 
None 

Strategic Gap 
Contribution to National Purposes: 
Significant in safeguarding the countryside 

Pass – Site is within Flood 
Zone 1 

Physical and visual openness: 2019 Update: 
Physical Openness high and Visual openness High, elevated some open views 
over the surrounding landscape especially in the south central areas. 

No change. 

GB3 (Site falls within Parcel 56):  

Contribution to Green Belt Purposes  

Partial contribution to preventing the merging of neighbouring tier 1 settlements 
between Hatfield and Welham Green along the A1001. 

 

Significant contribution to safeguarding the countryside from encroachment – 
contains the characteristics of open countryside, comprising predominately 
grassland fields, but openness is compromised at the eastern end of the parcel 
by the school and vacant New Barnfield Resource Centre. 

 

The Land forms little or no part of the setting of Welwyn Garden City and does 
not contribute to its special character. 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Assessment of Potential Harm (relevant scenarios): 
P56 (all of parcel) – High. Release would weaken contribution of remaining 
Green Belt land contained between the parcel and Welham Green to the south 
and the A1 (M) to the west. 
P56a (site) – Moderate High. Release of Local Plan allocation HS11, in isolation 
or in combination with the cemetery and the park and ride area to the west. 
Although the GB boundary will still be weakened, harm would be lessened 
slightly by confining development to lower ground on the northern edge of 
parcel. 

 Significant negatives (– –/ ---- ?) Total: 2 
 
4.4: Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: 
Site has high landscape sensitivity. The WHBC 
Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 
The scale, layout and design of development 
should seek to reduce significant effects on 
landscape character and settlement pattern/ local 
distinctiveness. 

 
4.6: Protection/enhancement of biodiversity 
and geodiversity: 
Site is adjacent to a Local Wildlife Site and within 
250m of another. 
Mitigation: 
Development of site should conform to Local Plan 
policies in relation to the protection/enhancement 
of biodiversity and good design. 

 
2019 Update: 
Significant negatives (– –/ ---- ?) Total: 1 
SA Objective 4.4 Retaining Local Distinctiveness 
has changed from significant negative (--) to minor 
negative (-). 

  

Summary 
HELAA: Delivery is estimated to be 0-10 years, and potentially within 0-5 years (moderate in favour). 
GB3 Study (Purposes): Site makes a significant contribution to one national Green Belt purpose and has high level of physical and visual openness (moderate against). 
GB3 Study (Harm): Site falls within Moderate High sub-parcel 56a. (moderate against). 
GB Boundary: New Green Belt boundaries would be predominantly weaker than the existing boundaries, but would be clearly defined (moderate against). The steeply sloping embankment rising up on the southern side of South Way 
also creates a very strong visual and perceptual barrier between South Hatfield and the land north of Welham Green. Whilst the gap between them has to a degree been compromised by Travellers Lane Industrial Estate, the area of 
land which Hat11 sits within constitutes a significant area of open land between the two settlements which serves as a gap between them. Extending the green belt boundaries as proposed would encroach into this gap (significant 
against). 
Flood Risk: The site is within Flood Zone 1 and passes the sequential test. No change in 2019 SFRA. 
Landscape Sensitivity: Moderate (neutral) 
SA: The site has 7 (++) and 1 (--) (moderate in favour). 
Strategic Advantages: Accords with the Settlement Strategy, with the primary focus for development being within and around the two principal towns and major contribution to meeting objectively assessed need for housing. Opportunity 
to deliver 2FE Primary School. 
Strategic Disadvantages: None. 

Calverton Test 
The release of the entire site would result in high harm to the Green Belt. However, to minimise the harm to lowest practicable extent, the release of Parcel 56a, which accords with the Local Plan HS11 proposed allocation (Hat11), 
along with the cemetery and the park and ride area to the west, would lessen harm by confining development to the lower ground on the northern edge of parcel, and provide for a more robust boundary. This would reduce the harm from 
high to moderate-high. 

 



Overall Conclusion 
Limiting the extent of development to Parcel 56a (i.e. the area proposed as HS11), would reduce harm to the Green Belt by confining development to lower ground and would have less impact on settlement separation. The well-defined 
boundaries would be maintained. The inclusion of the existing cemetery and park and ride in the area excluded from the Green Belt would not increase harm to the Green Belt. The site offers the strategic advantages of contributing 
housing needs being located within and around one of the two principle towns and offers the opportunity to deliver a 2FE Primary School. On balance, it is considered that the strategic advantages and the opportunity to limit any impacts 
on the Green Belt, outweigh any harmful impacts. The site is considered suitable for allocation. 

Policy Implications 
Amend Green Belt boundaries as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: Hat19 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Land off Bramble Road 
 
Urban/Green Belt: 
Green Belt  

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
20 dwellings 
Impacts/constraints requiring mitigation: 
• Mitigate heritage impacts 
• Mitigate ecological impacts 
• Mitigate air and noise pollution from A1057 
• Wastewater infrastructure upgrades 
Delivery timescales: 
6-10 years 
2019 HELAA Update: 
No change 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1: Site falls within Parcel 35 Existing: 
Property boundaries and established tree 
belt/hedgerow (moderate) 
Proposed: 
Property boundaries and established tree 
belt/hedgerow (moderate) 
Access road to Great Nast Hyde House 
(moderate) 
Conclusion: The proposed new Green 
Belt boundaries consisting of the A1057, 
access road to Great Nast Hyde House 
and new stretch of Bramble Road would 
be no weaker than the existing boundary, 
and could form clearly defined and 
defensible boundaries. 

Significant positives (++) Total: 7 
4.2 : Reduction of greenhouse gas 
emissions from transport; and (x2) 
4.3 : helping to avoid/reduce air pollution 
(x2): 
Site is within walking distance of 
Employment Areas. It is within 400m of three 
bus stops. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs (x2): 
Site could deliver affordable housing and 
make provision for accessible and adaptable 
dwellings. 
6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 35 makes a significant contribution to preventing neighbouring towns 
from merging. The parcel provides a strategic gap to separate St Albans and 
Hatfield. Any small scale reduction in the gap would be unlikely to further 
compromise the separation of settlements in physical or visual terms however it 
would negatively impact on overall visual openness. 

Pass – Site is within Flood Zone 
1 
2019 Update: 
No change 

None 
 
Disadvantages 
None 

GB2: Assessed as part of Hat3   

Contribution to National Purposes:   

Limited or no contribution to checking sprawl of large built up areas. Significant 
contribution to preventing neighbouring towns from merging (Hatfield and St 
Albans). Significant for safeguarding the countryside from encroachment. Land 
has strong countryside characteristics free from development Limited to no 
contribution to preserving the setting and special character of historic towns. 

  

Physical and visual openness: Mixed visual openness and high physical 
openness 

  

GB3: Site falls within Parcel 48   

Contribution to Green Belt Purposes   



 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Significant contribution to preventing neighbouring towns from merging. 
Parcel lies between the settlements of Hatfield and St Albans which are 
approximately 1.5km apart. Land plays a significant role in inhibiting physical or 
visual coalescence of the towns, as the gap is particularly narrow. Significant 
contribution to safeguarding the countryside from encroachment. The land 
contains the characteristics of open countryside lacking any significant 
urbanizing development. The land contains the characteristics of open 
countryside. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 48 (all of parcel) – Very High harm 
Release would lead to significant encroachment on the countryside. Parcel 
plays a significant role in preventing the reduction of the gap between Hatfield 
and St Albans which is particularly fragile. 
Parcel 48a (release of Hat19) – Moderate harm 
Site is open and its release would lead to encroachment on the countryside. 
However the site is contained to the north and south and only forms a narrow 
strip of Green Belt land that would not significantly narrow the perceived gap 
between Hatfield and St Albans. 

 Significant negatives (– –) Total: 2 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Study Stage 3 indicates the site 
makes a significant contribution to preventing 
neighbouring towns from merging (Green Belt Purpose 
2). 
Mitigation: The scale, layout and design of 
development should seek to reduce significant effects 
on local distinctiveness. 
4.10: Promotion of conservation and sustainable 
use of productive agricultural land: 
Site is located within Grade 2 land. 
Mitigation: Effect is difficult to mitigate as it affects 
approximately 95% of the site. 
 
2019 Update: 
Significant negatives reduced by one as a result of 
correction of previous error. Objective 4.5 removed. 

  

Summary: 
HELAA: 6-10 years (moderate weight in favour). 
GB3 Study (Purposes): The parcel makes two significant contributions to national Green Belt purposes (significant against). 
GB3 Study (Harm): The site falls within a moderate harm sub-parcel (P48a) (minor against). 
Green Belt boundary: New boundaries would be similar in strength to existing boundaries, and would be clearly defined and defensible (moderate weight in favour). 
SA: Site has more than three times as many significant positives as significant negatives (significant weight in favour). 
Flood Risk: Passes the sequential test 
Landscape Sensitivity: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The site in question is a narrow strip of land adjoining the existing urban edge of the settlement that is contained by an existing dwelling to the north and south and contains mature planting which helps to contain the site further. The 
release of this site would not lead to the perception of significantly narrowing the gap between Hatfield and St Albans and is considered to lead to moderate harm to the Green Belt overall. Given the contained nature of the site and 
existing mature planting, additional planting as part of master planning could help minimise any impact further. 

Overall Conclusion 
The site is sustainably located within walking distance of a range of amenities as well as public transport. The release of the site would lead ‘moderate’ harm to the Green Belt, encroachment on the countryside, and would lead to the 
perception of significantly narrowing the gap between Hatfield and St Albans. On balance, the benefits of the site are not considered to outweigh the adverse impacts on the Green Belt and the narrowing of the gap between neighbouring 
towns. The site is not considered suitable for allocation. 

Policy Implications 
Amend Green Belt boundaries as indicated. 



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: Hat20 

Settlement: Hatfield Housing & Employment Land Availability  Assessment  

Site location: Angerland Common South 2019 Update: 

Urban/Green Belt: 

Green Belt  

PDL/Greenfield:  

Greenfield  

Achievable:  

Yes  

Estimated capacity 

Either B1a/b; or B1c; or a mix of B1a, b, c; or B1a, b, c and B2:  

B1a/b: 61,725m2 (75% plot ratio) 

B1c: 32,920m2 (40% plot ratio) 

B2: 32,920m2   (40% plot ratio)** 

** The B2 capacity is 32920m2, but scale achievable is likely to be less than this because this will only be 

suitable for this as part of a mixed use scheme due to noise sensitive adjacent use (cemetery).  

Impacts/constraints requiring mitigation: 

 Thames Water will need to be consulted (at application stage) regarding waste water capacity 

 Vehicular access proposed off Southway, via the Park and Ride. HCC Highways raised no significant 

observation  

 Potential protected species within site may need investigation  

 Mitigate noise pollution from the A1 (M). Air quality issues that will need investigation at application stage 

 Provision of cycling/pedestrian access via P & R and southern part of A1001 

Delivery timescales: 

6-10 year or 11-15 years  

Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary Appraisal Sustainability Appraisal 
Flood Risk Sequential 

Test 

Strategic advantages 

and disadvantages 

GB1 (Site falls within Parcel P48 Strategic Gap 

Parcel makes a partial contribution to the strategic gap between Hatfield and 

Potters Bar. This gaps is 5km and contains Welham Green and Brookmans 

Park in between.  

GB2: This site was not covered by this study.   

GB3 (Site falls within Parcel P55):  

Contribution to Green Belt Purposes 

Partial for preventing neighbouring towns from merging – contributes to the gap 

between Hatfield and Potters Bar. Plays a role in inhibiting the perception of 

towns merging.  

Significant for safeguarding the countryside from encroachment - Contains 

characteristics of open countryside, made of arable fields. Car park, floodlight 

have some impact on this, but lacks strong association with the urban edge due 

to the separating woodland and grassland around A1001. 

Existing: 

South Way A Road (Strong). Forms a 

strong visual and perceptual break 

between South Hatfield and the land 

north of Welham Green  

Proposed: 

A1 (M) with dense vegetation along the 

Embankment/edge of site to west 

(Strong) 

Dense tree/hedge line along a PROW 

along south and eastern boundary 

(Moderate) 

2019 Update: 

Significant positives (++/++?) Total: 4 

4.2: Reduction of greenhouse gas emissions 

from transport and; 

4.3: helping to avoid/reduce air pollution 

Site is within 400m walking distance of bus stops on 

a route providing a six day week service. 

6.1 Ensuring the supply, location and quality of 

business and employment sites reflects the 

needs of local businesses and encourages a 

mixed and greener economy (x2) 

Site has the potential to deliver 5% of areas 

employment needs and address needs of 

businesses. 

Sequential Test result: 

Pass- Site is within Flood 

Zone 1  

2019 Update: 

No change. 

Advantages: 

This site may provide an 

opportunity to deliver 

additional employment 

floor space to contribute 

towards the borough’s 

economic growth strategy. 

But its location within 

proximity to existing 

Employment Area (EA8) 

and mixed housing, 

employment site, reduces 

the extent to which this can 

be considered an 

advantage.  

  



 
 

Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary Appraisal Sustainability Appraisal 
Flood Risk Sequential 

Test 

Strategic advantages 

and disadvantages 

Limited or no contribution for preserving the setting and special character of 

historic towns (Welwyn Garden City).   

Assessment of Potential Harm (relevant scenarios): 

Parcel 55 (Release of all/part of parcel): High  

The release would breach the strong existing Green Belt at A1001. Although 

new boundary would be relatively strong (.i.e. A1m, west; Woodland, south), it 

would be significant longer and varied. Further, it would result in the significant 

encroachment of the countryside and significantly reduce the gap between 

Hatfield and Welham Green.  

A park and ride facility is adjacent to and 

partially defines (with limited trees), a 

large part of site’s northern boundary 

(Weaker). 

Comments 

The adjacent park and ride facility is 

unsuitable and poorly located to be inset 

from the Green Belt. It would need to be 

released with Site Hat20, to form a new 

logical, well defined Green Belt boundary. 

The released area would result in a 

weaker and less continuous boundary 

than the existing (A1001), but it would be 

well defined and defensible.  

Significant negatives (– – / – –?) Total:2 

4.6: Protection/enhancement of biodiversity and 

geodiversity (--?): 

Site is within 250m of Local Wildlife Sites and within 

1km of a Local Nature Reserve. 

Mitigation:  

Development of site should conform to Local Plan 

policies related to the protection/enhancement of 

biodiversity and good design. 

4.10: Promote conservation and sustainable use 

of productive agricultural land  

The majority of this site is within Grade 2 agricultural 

land and entirely green field land.  

Mitigation:  

Effect is difficult to mitigate, particularly for B uses.   

 Disadvantages: 

None 

Summary:  

HELAA: 6-10/11-15 years (moderate/minor in favour).  

GB3 Study (Purposes): The wider parcel makes a significant contribution to one national purpose, a partial contribution to one national purpose and limited/no contribution to one national purpose (moderate against).   

GB3 Study (Harm): The release of all/part of the wider parcel P55 that site Hat20 falls within; will result in high harm to the Green Belt (significant against), as it will result in significant encroachment of the countryside and reduction in 

the gap between Welham Green and Hatfield.  

Green Belt boundary: The amended Green Belt boundary would be partially weaker than the existing boundary, but would be clearly defined (minor in favour). 

SA: Four significant positives and two significant negatives. This is 2 times more positives than negatives (moderate in favour).  

Flood Risk: Passes the sequential test 

Landscape Sensitivity: Moderate (neutral) 

Strategic Advantages: This site may potentially deliver additional employment land to contribute towards the economic strategy, but with close proximity to an existing employment area and proposed mixed use area (significant in 

favour).  

Strategic Disadvantages: None 

Calverton Test 

Site Hat20 forms part of a wider Green Belt parcel P55. The release of all or part of this parcel will result in High harm to this designation due to the significant encroachment of the countryside and reduction of the gap between Hatfield 

and Welham Green, negatively impacting the perception of merging of towns. In addition, it will result in a weaker Green Belt boundary than the existing (A1001), but it will be clearly defined. The Green Belt Review did not identify any 

other development scenarios for this this site that may ameliorate/reduce harm to Green Belt to a lower extent.   

Overall Conclusion 

On balance, the weakening of a strong Green Belt boundary and developing further south of South Way/Park and Ride, within a gap on edge of smaller settlements that play a role in the perception of separation between the merger of 

towns, and the adverse impacts upon the purposes of the Green Belt are considered to outweigh the benefits of the site. The site is not considered suitable for allocation. 

Policy Implications  

None 

 



Draft Local Plan 2016 site reference: N/A HELAA site reference: HC08 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Lemsford Road, Hatfield  
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
32 dwellings 
Impacts/constraints requiring mitigation: 

• In Hatfield, there is a general heritage impact issue which may restrict the height of development. 
• Currently used for surface level car parking which will need to be reprovided before development. 

Delivery timescales: 
6 – 10 years 
2019 Update: 
No Change 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary 

Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Site is in an existing urban area and so is not in the Green Belt. 
Contribution to National Purposes: 
N/A for urban sites 
Physical and visual openness: 
N/A for urban sites 
Potential for Cumulative Impact 
N/A for urban sites 
Contribution to Green Belt Purposes 
N/A for urban sites 

Site is in an existing urban area 
and so is not in the Green Belt. 
Existing: 
N/A for urban sites 
Proposed: 
N/A for urban sites 

Significant positives (++/++?) Total: 9 
4.2 Significantly reduce greenhouse gas emissions from 
transport (x2) and; 
4.3 Avoid and reduce air pollution (x2) 
Site is within walking distance (1,400m) of four Employment 
Sites and is within Hatfield Town Centre. 
Site is within 400m of bus stops on routes providing a six day 
a week service and within 1,400m of Hatfield railway station. 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness 

Sequential Test result: 
Pass – within Flood 
Zone 1 

 
2019 Update: 
No change 

Advantages: 
Development of this site 
would bring additional 
residents into Hatfield 
town centre, would help 
increase town centre 
footfall and would help 
continue ongoing 
regeneration work in 
Hatfield town centre. 

  This is an urban site on previously developed land.  Disadvantages: 
  5.1 Provide the right amount, type and tenure of housing 

to meet identified local needs (x2) 
 None 

  The site could accommodate 35% affordable dwellings and 
provide accessible and adaptable dwellings. 

  

 



 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary 

Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

  6.3 Enhance the vitality and attraction of Welwyn Garden 
City and Hatfield town retail centres 
This site is within Hatfield Town Centre which will support the 
town’s vitality and vibrancy 
6.6 Provide access to training, skills development and 
lifelong learning 
The site is within 1,400m of educational facilities 
Significant negatives (– –/ (– –?) Total: 0 
2019 Update: 
No Change. 

  

Summary: 
HELAA: Deliverable within s 6-10year (moderate in favour). 
GB3 Study (Purposes): Development of the site would have no impact on Green Belt purposes (significant in favour) 
GB3 Study (Harm): Development of the site would have no impact on Green Belt purposes (significant in favour) 
Green Belt boundary: Development of the site would have no impact on Green Belt purposes (significant in favour) 
SA: The site has nine significant positives and no significant negatives (significant in favour). 
Flood Risk: Site passes the sequential test. 
Strategic Advantages: The site would increase town centre footfall and continue ongoing regeneration work in Hatfield (moderate in favour). 
Strategic Disadvantages: None. 

Calverton Test 
N/A for urban sites 

Overall Conclusion 
The site could come forward within 6-10 years. As an urban site there will be no Green Belt implications and would provide new residential accommodation and footfall in Hatfield town centre, assisting with wider and ongoing 
regeneration work. This site should be allocated for development. 

Policy Implications 
If this site is allocated, minor amendments to the wording of Policy SADM23, SADM26 (and accompanying table 10) and figure 13 will be required. Table 10 should identify the site constraints set out above to be addressed at planning 
application stage. 



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: HC11 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Meridian House, The Common 
 
 
Urban/Green Belt: 

 

 

Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
11 dwellings 
Impacts/constraints requiring mitigation: 
• Potential land contamination 
• Noise from adjacent commercial operators 
Delivery timescales: 1-5 years 
2019 HELAA Update: 
Estimated capacity increased from 9 dwellings in the 2016 HELAA to 11 dwellings in 2019 HELAA. Delivery 
adjusted from 6-10 years to 1-5 years. 

 
Green Belt Study Review (Parts 1, 2 and 3)) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Contribution to National Purposes: Existing Significant positives (++/++?) Total: 10 
1.1, 1.2: Reduction in health inequalities 
The site is within an area classified as being within 20% 
of the most deprived areas nationally. The site is within 
walking distance of several types of community facilities. 
4.2 : Reduction of greenhouse gas emissions from 
transport (x2) 
4.3 : Helping to avoid/reduce air pollution (x2) 
The site is within Hatfield Town Centre and is within 
walking distance of four Employment Sites, Hatfield 
Railway Station and within 400m of twelve bus stops 
4.4 : Protection and enhancement of open space and 
landscape character, retaining local distinctiveness 
The site is previously developed 

Sequential Test result: Advantages: 
N/A for urban sites 
Contribution to Local Purpose: 

N/A for urban sites 
Proposed: 

Pass – Site is within 
Flood Zone 1 

None 

N/A for urban sites N/A for urban sites 2019 Update: Disadvantages 
Physical and visual openness: Comments: No Changes. None 
N/A for urban sites N/A for urban sites   

Potential for Cumulative Impact Conclusion:   

N/A for urban sites N/A for urban sites   



 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

  5.1: Providing the right amount, type and tenure of 
housing to meet identified local needs (x2) 
The site could accommodate 35% affordable housing and 
20% accessible and adaptable dwellings. 
6.3: Enhancing the vitality of Welwyn Garden City and 
Hatfield town centres 
The site is within Hatfield Town Centre 
6.6: Providing access to training, skills development 
and lifelong learning to meet identified needs 
The site is within straight line walking distance of local 
education facilities. 
Significant negatives (– –/ ---- ?) Total: 0 
2019 Update: 
No Changes. 

  

Summary: 
HELAA: The site could come forward within the first five years of the plan period (significant in favour). 
GB3 Study (Purposes): N/A 
GB3 Study (Harm): N/A 
Green Belt boundary: N/A 
Site is urban. Development would have no impact on Green Belt purposes or boundaries (significant in favour). 
SA: The site has only double positives as no double negatives (significant in favour). 
Flood Risk: Passes the sequential test 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
N/A 

Overall Conclusion 
The site benefits from an extremely sustainable location within Hatfield Town Centre within close walking distance of a range of amenities and services including public transport. The site is previously developed and development of it for 
housing/housing-led mixed used development would support the vibrancy and vitality of Hatfield Town Centre and help to minimise the need to release additional Green Belt land for housing. The site is considered suitable for 
allocation. 

Policy Implications 
None 



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: HE17 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Link Drive, Hatfield  
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
84 dwellings 
Impacts/constraints requiring mitigation: 

• In Hatfield, there is a general heritage impact issue which may restrict the height of development. 
• Proximity to Queensway means that traffic noise and air pollution will need to be considered at 

planning application stage. 
• Currently used for surface level car parking which will need to be re-provided before development. 

Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Site is in an existing urban area, and so not in the Green Belt. 
Contribution to National Purposes: 
N/A for urban sites 

Site is in an existing urban area, and so 
not in the green belt. 
Existing: 

Significant positives (++/++?) Total: 9 
4.2 Significantly reduce greenhouse gas 
emissions from transport (x2) and; 

Sequential Test result: 
Pass - within Flood Zone 
1. 

Advantages: 
Development of this site 
would bring additional 
residents into Hatfield 
town centre, would help 
increase town centre 
footfall and would help 
continue ongoing 
regeneration work in 
Hatfield town centre. 

 
Disadvantages: 
None 

Physical and visual openness: N/A for urban sites 4.3 Avoid and reduce air pollution (x2)  

N/A for urban sites 
Potential for Cumulative Impact 
N/A for urban sites 
Contribution to Green Belt Purposes 

 
Proposed: 
N/A for urban sites 

Site is within walking distance (1,400m) of four 
Employment Sites and is within Hatfield Town Centre. 
Site is within 400m of bus stops on routes providing a 
six day a week service and within 1,400m of Hatfield 
railway station. 

2019 Update: 
No change 

N/A for urban sites  4.4 Protect and enhance open space and 
landscape character, retaining local 
distinctiveness 

 

  This is an urban site on previously developed land.  



 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

  5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs (x2) 
It is assumed the site would accommodate 35% 
affordable dwellings 
It is assumed the site would include 20% 'accessible 
and adaptable dwellings' 
6.3 Enhance the vitality and attraction of Welwyn 
Garden City and Hatfield town retail centres 
This site is within Hatfield Town Centre which will 
support the town’s vitality and vibrancy 
6.6 Provide access to training, skills development 
and lifelong learning 
The site is within walking distance (1,400 m) of 
educational facilities 
Significant negatives (– –/ (– –?) Total: 0 
 
2019 Update: 
No change. 

  

Summary: 
HELAA: deliverable within years 1 to 5 (significant in favour). 
GB3 Study (Purposes): Development of the site would have no impact on Green Belt purposes (significant in favour) 
GB3 Study (Harm): Development of the site would have no impact on Green Belt purposes (significant in favour) 
Green Belt boundary: Development of the site would have no impact on Green Belt purposes (significant in favour) 
SA: The site has nine significant positives and no significant negatives (significant in favour). 
Flood Risk: The site passes the sequential test. (significant in favour) 
Strategic Advantages: The site would increase town centre footfall and continue ongoing regeneration work in Hatfield (moderate in favour). 
Strategic Disadvantages: None 

Calverton Test 
N/A for urban sites 

Overall Conclusion 
The site could come forward within five years. As an urban site there will be no Green Belt implications and would provide new residential accommodation and footfall in Hatfield town centre, assisting with wider and ongoing regeneration 
work. This site should be allocated for development. 

Policy Implications 
If this site is allocated, minor amendments to the wording of Policy SADM23, SADM26 (and accompanying table 10) and figure 13 will be required. Table 10 should identify the site constraints set out above to be addressed at planning 
application stage. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: HWS92 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: Minster Close 
 
 

2019 Update: 
Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
90 dwellings (49 net) for over 55s accommodation 
Impacts/constraints requiring mitigation: 

• Mitigate noise pollution from Bishops Rise 
• Ecological Assessment required, potential for Great Crested Newts 
• Archaeological Assessment required at either pre-determination or planning application stage 
• Ground Source Protection Zone - remediation would be required through the design of a SuDS 

scheme for surface run-off from roads, car parking and public or amenity areas which provide the 
requisite number of treatment stages to prevent the pollution of groundwater. 

Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Contribution to National Purposes: 
N/A for urban sites 
Contribution to Local Purpose: 
N/A for urban sites 
Physical and visual openness: 
N/A for urban sites 
Potential for Cumulative Impact 
N/A for urban sites 

Existing: 
N/A for urban sites 
Proposed: 
N/A for urban sites 

2019 Update: 
Significant positives (++/++?) Total: 8 
4.2 Significantly reduce greenhouse gas emissions 
from transport? (x2) and; 
4.3 Avoid and reduce air pollution (x2) 
The site is within 1400m of three employment areas and 
Hatfield Town Centre. 
The site is within 400m of bus stops providing a six day 
week service. 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness? 
The site is previously developed. 

2019 Update: 
Sequential Test result: 
Pass – Site is within 
Flood Zone 1 

Advantages: 
Sheltered 
accommodation for the 
over 55s would contribute 
to the stock of homes for 
older people in the 
borough. 

 
Disadvantages: 
None. 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

  5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
The site can accommodate 35% affordable dwellings 
and 20% accessible and adaptable dwellings. 6.6 
Ensure the supply, location and quality of business 
and employment 
The site is within 1400m of local education facilities. 
Significant negatives (– –/– –?) Total: 0 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour) 
GB3 Study (Purposes): Development of the site would have no impact on Green Belt purposes (significant in favour) 
GB3 Study (Harm): Development of the site would have no impact on Green Belt purposes (significant in favour) 
Green Belt boundary: Development of the site would have no impact on Green Belt purposes (significant in favour) 
SA: The site has more than three times as many double positives than double negatives (significant in favour) 
Flood Risk: Site passes the sequential test. 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
N/A for urban sites 

Overall Conclusion 
HSW92 is in an accessible and sustainable location. High View neighbourhood centre is within 245m, an area for regeneration for residential, retail and other uses. Development of this site would contribute to the Council’s Affordable 
Housing Programme which seeks to regenerate existing schemes to enhanced standards. Development of HSW92 would result in a net gain of 49 units overall and would contribute to the stock of homes for older people. The site 
should be considered for allocation. 

Policy Implications 
None. 

 



Draft Local Plan 2016 site reference: N/A HELAA site reference: HSW94 

Settlement: Hatfield Housing & Employment Land Availability Assessment 

Site location: College Lane (North)  
 
2019 Update:  

 

Urban/Green Belt: 
Urban 
PDL/Greenfield: 
Part PDL (north) 
Achievable: 
Yes 
Estimated capacity: 
115 dwellings on a reduced developable area (to the south of the site) 
Impacts/constraints requiring mitigation: 
• Waste water infrastructure upgrades 
• Surface water management 
• Water main via unknown location may require easements 
• Mitigate noise and air quality pollution from adjacent A1(M) 
• Potential protected species within site may need investigation, mitigation, at application stage 
Delivery timescales: 
6-10 years 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Contribution to National Purposes: Existing: 2019 Update: 2019 Update: Advantages: 
N/A for urban sites N/A for urban sites Significant positives (++++?) Total:7 Sequential Test result: None 
Contribution to Local Purpose: 
N/A for urban sites 

Proposed: 
N/A for urban sites 

4.2: Reduction of greenhouse gas emissions from 
transport (x2); and 

Pass- Site is within Flood 
zone 1. 

 
Disadvantages: 

Physical and visual openness: 
N/A for urban sites 
Potential for Cumulative Impact 
N/A for urban sites 

 4.3: helping to avoid/reduce air pollution (x2): 
Site is within walking distance of three Employment 
Area and Hatfield Town Centre. It is within 400m of 
bus stops providing a six day service. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x2): 
Site could deliver affordable housing and make 
provision for housing that meet accessible, adaptable 
standards 
6.6: Provision of training, skills development and 
lifelong learning: 

Surface water run-off 
issues effect (15% 1 in 
30yr/100yr and 36% 1 in 
1000yr ) via the centre 
(north-south). 
A sequential approach to 
layout and the use of 
sustainable drainage 
systems (SuDS) could be 
used to suitably manage 
surface water flood risk to, 
within and from the site. 

None 

  Site is within walking distance of education 
establishments 

  

  Significant negatives (– –/– –?) Total: 0   
 



Summary: 
HELAA: Deliverable within 6-10 years (moderate). 
GB3 Study (Purposes): Development of the site would have no impact on Green Belt purposes (significant in favour). 
GB3 Study (Harm): Development of the site would have no impact on Green Belt purposes (significant in favour). 
Green Belt boundary: Development of the site would have no impact on Green Belt purposes (significant in favour). 
SA: Seven significant positives and zero significant negatives (significant in favour). 
Flood Risk: Passes the sequential test 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
N/A 

Overall Conclusion 
Site HSW94 is largely a green field site, located within the urban area of Hatfield. Part of the promoted site area (north) that Hatfield Land and Tennis Bowls, Club (HTLBC) that use the northern part for leisure, community/leisure uses 
and ancillary parking (.i.e. PDL area) has been found unavailable (e.g. long lease) and unsuitable for potential housing development by the HELAA. Key reasons were that promoter failed to provide evidence there is no demand for these 
facilities, and that these can be re-provided elsewhere with equivalent quantitate and accessible location. Hence, this has been excluded from the potential developable area and is not being considered as part of the site selection 
process. 
This site is located within the urban area of Hatfield and accessible location of the town centre, employment area and public transport. It has the potential to address housing needs within the medium term. On balance, the benefits of the 
site area (excluding HLTC) mean that it is considered suitable for allocation (on the southern part of the site only). 

Policy Implications 
None 



 
 

Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Potters Bar 
 
 

For Potters Bar, no sites passed Stages 1 and 2 of the Site Selection process and therefore no sites have been considered further in 
the Sites Selection Background Paper. 



 

Appendix A 

Site Selection Background Paper 2019 

Woolmer Green 
 

Selection Background Paper, only sites that passed the Stages 1 and 2 of the Site Selection process and are large enough to be allocated (10 or 
more in towns, 5 or more in villages) have been considered in this appendix 



Draft Local Plan 2016 site reference: N/A HELAA site reference: WE100 

Settlement: Woolmer Green Housing & Employment Land Availability Assessment 

Site location: 51-53 London Road  
 
 

Urban/Green Belt: 
Urban 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
34 dwellings 
Impacts/constraints requiring mitigation: 

• Potential for ground contamination 
• Future occupants could be affected by noise pollution from the B197 requiring mitigation measures 
• Preliminary Roost Assessment may be required and mitigation if necessary 
• Easement for Public Right of Way 

Delivery timescales: 
0-5 years 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

Site is in an existing urban area, so not included in Green Belt study 
Strategic Gap: 
N/A 
Contribution to National Purposes: 
N/A 
Physical and visual openness: 
N/A 
Potential for Cumulative Impact: 
N/A 
Contribution to Green Belt Purposes: 
N/A 
Assessment of Potential Harm: 
N/A 

Site is in an existing urban area, so not 
included in Green Belt study. 
 
Existing: 
N/A 
Proposed: 
N/A 

Significant positives (++/++?) Total: 8 
4.2 : Reduction of greenhouse gas emissions 
from transport (x2) 
4.3 : Helping to avoid/reduce air pollution (x2) 
The site is within walking distance of an 
Employment Site and within 400m of 9 bus stops. 
4.4 : Protection and enhancement of open 
space and landscape character, retaining local 
distinctiveness 
The site is previously developed 
5.1: Providing the right amount, type and 
tenure of housing to meet identified local 
needs (x2) 
6.6: Providing access to training, skills 
development and lifelong learning to meet 
identified needs 

Sequential Test result: 
Pass – Site is within 
Flood Zone 1 

Whilst not high risk, 30% of 
the eastern side of the site 
is affected by surface water 
flooding in the 1000yr 
event. Only very small 
percentages in lower return 
periods. 

Advantages: 
None 

 
Disadvantages 
The site currently includes 
a number of employment 
generating uses comprising 
a car dealership and 
ancillary uses (Sui 
Generis). If the site were 
redeveloped for housing 
the current and potential 
future employment capacity 
of the site would be lost. 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

  Significant negatives (– –/ ---- ?) Total: 1 
6.1: Ensuring the supply, location and 
quality of business and employment 
sites reflects the needs of local 
businesses and encourages a mixed and 
greener economy 
The site is located within an existing 
employment site 

  

Summary: 
HELAA: Deliverable within 0-5 years (significant in favour) 
GB3 Study (Purposes): N/A 
GB3 Study (Harm): N/A 
Green Belt boundary: N/A 
Site is urban. Development would have no impact on Green Belt purposes or boundaries (significant weight in favour) 
SA: The site has over three times as many double positives as double negatives (significant in favour) 
Flood Risk: Passes the sequential test 
Landscape Assessment: N/A (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: The current employment generating uses on the site would be lost as would the potential future of the site to support employment. 

Calverton Test 
N/A 

Overall Conclusion 
The site would make a modest contribution to the borough’s housing need and can come forward within the first five years of the plan period. The site is sustainably located within walking distance of a number of amenities and is well 
served by public transport. The site is previously developed land and its release for housing would help minimise the need to release additional Green Belt land for housing. 
The site currently comprises a car dealership and ancillary uses (Sui Generis use). While the site does not contain B-class employment uses, given its current role in supporting local employment and future potential to support local 
employment needs it has been proposed for designation as part of Employment Area EA10 in the Draft Local Plan Proposed Submission. EA10 comprises three discrete parcels of land which lie in close proximity to one another. One 
part of the proposed employment allocation has already been lost for housing following an allowed appeal for the redevelopment of the Entech House site in Woolmer Green. 
The key downside to allocating the site for housing would be the loss of its current employment function and the prevention of the site from meeting future potential employment needs. The Council has reviewed the current supply of 
employment land within the borough and identified that the loss of this site would be acceptable given its sustainable location and the provision of employment elsewhere. Given the employment characteristics of the site (it does not 
support B-class employment and the employment which it does support is at a relatively low density), it is considered that the harm from releasing it is low compared with releasing other employment sites in the borough which support 
higher density B-class employment and form part of well-established and well-performing employment areas. 
Having regard to the borough wide employment land context, the nature and type of employment provided on the site at present and the sustainability benefits of releasing the site for housing, the site is considered suitable for 
allocation for housing. 

Policy Implications 
Amendment to EA10 allocation and ensure appropriate consideration is afforded to any Green Gap policy requirements. 

 



Draft Local Plan 2016 site reference: HS15 HELAA site reference: WGr1 

Settlement: Woolmer Green Housing & Employment Land Availability Assessment 

Site location: Land east of London Road Urban/Green Belt: Green Belt 
PDL/Greenfield: Greenfield 
Achievable: Yes 
Estimated capacity: 150 dwellings 
Impacts/constraints requiring mitigation: 
• Within 30m of a Grade II Listed building (Payne’s farmhouse), but should be possible to develop the site 

without causing unacceptable harm to the significance of the farmhouse. Proposed landscape buffer to 
mitigate impact. 

• Not in an ASS but moderate potential for pre-historic remains and low to medium potential for medieval 
and post medieval remains. 

• Layout would need to ensure satisfactory residential environment for future occupants addressing potential 
noise impact from adjoining industrial uses. 

• Waste water upgrades 
Delivery timescales: 
1-10 years 
2019 HELAA Update: 
No change 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 59): Existing: 
The existing green belt boundary 
comprises of the settlement boundary 
and is strong. 
Proposed: 
There would be no definable physical 
boundary to the north, where the 
boundary would go across an open field. 
(Weak). 
To the east, the boundary would consist 
of an established hedgerow, alongside a 
private access track. (Moderate). 
Development would be constrained to the 
southern part of the site to form a 
landscape buffer to the north; this is to 
allow for the provision of a strategic 
landscape buffer to the north of the site 
below the ridge of the gently rising 
landform, to offset the impact of the 
development on the wider landscape. As 
a result the proposed new boundary 
would align well with the existing 
settlement boundary and is not 
considered to result in any weakening of 
the existing boundary. 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions from 
transport (x2): 
Site is within walking distance of two Employment 
Areas and 400m of five bus stops, which provide a 6 
day a week service 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of two Employment 
Areas. It is within 400m of five bus stops. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x2): 
Site could deliver affordable housing and make 
provision for accessible/adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 1 
4.5: Conservation/enhancement of the borough’s 
character , historic environment, and 
heritage/cultural assets: 
Site is adjacent to a Listed Building and between 
250m-1km of another four. 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1 
Surface water flow route 
runs north-south in the 
eastern area of the site, 
and ponds in the southern 
corner of the site. A 
sequential approach to 
layout and the use of 
sustainable drainage 
systems (SuDS) could be 
used to suitably manage 
surface water flood risk to, 
within and from the site. 
2019 Update: 
No change 

Advantages: 
Strategic Gap 
Parcel 59 makes a partial contribution to the strategic gap between Welwyn 
Garden City and Stevenage 
GB2 (Site WGr1): 
Contribution to National Purposes: 
Significant in safeguarding the countryside from encroachment, forms part of the 
wider countryside. 

Potential exists to provide 
a farm shop which would 
provide a convenience 
shop for the village and 
increase its sustainability. 

 
Disadvantages: 

Partial for checking unrestricted sprawl of large built up areas of Stevenage. None. 

Partial in preventing neighbouring towns from merging. Has an impact on the 
gap to Knebworth and contributes to the gap between Welwyn Garden City and 
Stevenage, also contributes to the visual perception of the gap but this is limited 
due to the overall scale of the gap 

 

Physical and visual openness:  

Physical and visual openness is high.  

Generally open with views to the surrounding landscape.  

Potential for Cumulative Impact  

The site is connected to Woolmer Green and forms a group with WGr2 and 
WGr3 

 

GB3 (Site falls within Parcel 3):  

Contribution to Green Belt Purposes  

Partial for preventing neighbouring towns from merging - contributes to the gap 
between Welwyn Garden City and Stevenage 

 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Significant for safeguarding the countryside from encroachment – contains 
characteristics of open countryside and lacks any significant urbanising 
development. Relates strongly to the wider countryside to the east and west in 
particular 
Limited or no contribution for preserving the setting and special character of 
historic towns (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 3 (all of parcel) – Very high 
The parcel is largely open and rural in character and release would lead to 
encroachment on the countryside. The coalescence of Woolmer Green and 
Knebworth would affect the perceived separation between Welwyn Garden City 
and Stevenage. 
Parcel 3c (site WGr1) – moderate-high 
Whilst release of the site would result in encroachment on the countryside, 
containment by development to the south and west means it has a stronger 
association with the urban area. Release would not result in a significant 
extension of Woolmer Green. 

 Mitigation: 
Conservation and enhancement in conformity with 
Local Plan policies 
 
2019 Update: 
Significant negatives (– –/– –?) Total: 3 
4.4: Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness (x2): 
The site was assessed as having a moderate-high 
sensitivity to development in the 2019 Landscape 
Sensitivity Assessment and making a significant 
contribution to maintaining the existing settlement 
pattern by the GB3 Study. 
Mitigation 
Development should conform to Local Plan policies 
related to local distinctiveness and landscape. 

  

Summary 
HELAA: Deliverable within 1 -10 years.(Moderate in favour) 
GB3 Study (Purposes): Significant for one national purpose. Partial for two other national purposes. Forms a group with WGr2 and WGr3 (Moderate against). 
GB3 Study (Harm): The release of sub-parcel P3c would result in moderate-high harm to the Green Belt (moderate against). The site has a stronger association with the urban area and release of this site is not considered to form a 
significant extension of Woolmer Green. 
Green Belt Boundary: Release of this parcel is not considered to result in weakening the Green Belt edge (moderate weight against). Impact would be minimised if northern edge of site was aligned with the existing northern edge of 
the settlement (and allowed for the need to achieve access) (minor against) 
Sustainability Appraisal: More than three times as many double positives than negatives (significant in favour). 
Flood Risk: Passes the sequential test 
Landscape Assessment: Moderate-High (moderate against) 
Strategic Advantages: Development could provide a small farm shop, which would provide a convenience shop for the village, which lacks this facility (minor in favour) 
Strategic Disadvantages: None. 

Calverton Test 
The release of site WGr1 would result in moderate-high harm to the Green Belt, however, the containment of development to the south and west and absence of a strong settlement landscape feature means that the site is thought to 
have a stronger association with the urban area and its release would not result in a significant extension of Woolmer Green. Release of the site is not thought to result in a weakening of the Green Belt boundary. Therefore, whilst any 
impact would be relatively limited, to minimise the harm to the lowest practicable extent development should not extend beyond the parcel (P3c) and not any further than the existing northern extent of Woolmer Green. 

Overall Conclusion 
Potential adverse impacts on heritage assets can be overcome by suitable mitigation measures, as can potential impacts on residential amenity from noise arising from adjoining employment uses. On balance, the site’s benefits are 
considered to outweigh the adverse impacts on the purposes of and harm to the Green Belt, which are relatively limited and could be minimised by reducing the northern extent of the site to align with the northern edge of the existing 
settlement boundary and allow for access. The site falls within a Moderate – High parcel from a landscape sensitivity perspective, although it is considered that any impact on landscape can be reduced by taking the actions described 
above to minimise Green Belt impact The site is considered suitable for allocation 

Policy implication 
There is no convenience shop in Woolmer Green, so the provision of a small farm shop with ancillary café of no more than 280m2 is supported in principle to improve sustainability of the village and the farm enterprise. 
Amend Green Belt boundary as discussed ensuring the northern edge of the site aligns with the northern edge of the existing settlement boundary in order to minimise the impact on the Green Belt and ensure appropriate consideration 
is afforded to any Green Gap policy requirements. 

 



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: WGr3 

Settlement: Woolmer Green Housing & Employment Land Availability Assessment 

Site location: Land at 52 London Road Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes. 
Estimated capacity: 
40 dwellings 
Impacts/constraints requiring mitigation: 
• Potential for reptiles and birds, a preliminary ecological appraisal may be required 
• Future occupants could be affected by noise pollution from the railway and B197 requiring mitigation 

measures. 
• Waste water upgrades 
Delivery timescales: 
1-5/6-10 years 
2019 HELAA Updates: 
Potential for heritage assets with archaeological interest. Should not be a constraint but pre- 
application/determination archaeological assessment is required. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 59): 
Strategic Gap 
Parcel 59 makes a partial contribution to the strategic gap between Welwyn Garden 
City and Stevenage 
GB2 (Site WGr3): 
Contribution to National Purposes: 
Partial for checking unrestricted sprawl of large built up areas of Stevenage. 
Partial in preventing neighbouring towns from merging - contributes to the gap 
between Welwyn Garden City and Stevenage 
Partial for safeguarding the countryside from encroachment. Has countryside 
characteristics however the site is enclosed on four sides by built development. 
Physical and visual openness: 
Physical openness is high, visual openness mixed edge of Knebworth, railway 
embankment 
Potential for Cumulative Impact 
The site is connected to Woolmer Green and forms a group with WGR1 and WGR2 
GB3 (Site falls within Parcel 3): 
Contribution to Green Belt Purposes 

Existing: 
To the north, the green belt 
boundary consists of the settlement 
edge of Knebworth. (Strong) 
Proposed: 
The new boundary would comprise 
of an established tree belt/wooded 
area (Moderate). 
Note that if parcel P3b is taken 
forward the impact would be greatly 
reduced, including on the Green Belt 
boundary. Development limited to 25 
dwellings. 

Significant positives (++/++?) Total: 5 7 
4.2 : Reduction of greenhouse gas emissions from 
transport (x2): 
Site is within walking distance of two employment sites 
and two bus stops 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of two employment sites 
and within 400m of two bus stops. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x2): 
Site could deliver affordable housing and make 
provision for accessible/adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
 
 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1 
2019 Update: 
No change 

Advantages: 
None 
Disadvantages: 
None 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Partial for preventing neighbouring towns from merging - contributes to the gap 
between Welwyn Garden City and Stevenage 
Significant for safeguarding the countryside from encroachment – contains 
characteristics of open countryside and lacks any significant urbanising 
development. Relates strongly to the wider countryside to the east and west in 
particular 
Limited or no contribution for preserving the setting and special character of historic 
towns (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
P3 (all of parcel) – Very high 
The parcel is largely open and rural in character and its release would lead to 
encroachment on the countryside. The coalescence of Woolmer Green and 
Knebworth would affect the perceived separation between Welwyn Garden City 
and Stevenage. 
P3a (site WGr3) – High 
Containment (by B197 and railway line) would not lead to significant impact on 
integrity of Green Belt to east and west but presence of adjacent care home 
weakens distinction between settlement and countryside. 
P3b (northern part of site WGr3) – Moderate 
Presence of woodland block in southern part of WGr3 and housing to east creates 
degree of separation from wider countryside and stronger association with 
settlement edge 

 Significant negatives (– –) Total: 1 
4.4: Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement 
pattern. 
Mitigation: 
The scale, layout and design of development should 
seek to reduce significant effects on settlement pattern 
and local distinctiveness. 

 
2019 Update: 
Significant negatives (- -/- -?): Total: 2 
SA Objective 4.4 Landscape Character has changed 
from uncertain minor negative (-?) to uncertain 
significant negative (--?). 

4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The site was assessed as having a moderate-high 
sensitivity to development in the 2019 Landscape 
Sensitivity Assessment. 
Mitigation 
Development should conform to Local Plan policies 
related to local distinctiveness and landscape. 

  

Summary 
HELAA: Deliverable within 1 -10 years (moderate in favour) 
GB3 Study (Purposes): The wider parcel of land makes a significant contribution to one national purpose, a partial contribution to one national purpose and a limited or no contribution to one national purpose (moderate against). 
GB3 Study (Harm): The release of sub-parcel P3b would result in moderate harm to the Green Belt (minor against) with the presence of a woodland block to the southern half of the site and housing across the B197 to the east 
creating a degree of separation from the wider countryside and a stronger association with the settlement edge. 
Green Belt boundary: The amended green belt boundary would be predominately weaker than the existing but would be clearly defined (moderate against) 
SA: Identifies 7 positives and 2 significant negatives, i.e. more than 3 times double positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: Moderate-High (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

 



Calverton Test 
The release of all of site WGr3 would result in high harm to the Green Belt. To minimise the harm to the lowest practicable extent, limiting the area of release to the northern part of WGr3 (to the north of the woodland block – i.e. Parcel 
3b) would reduce the harm to moderate. This would reduce the number of dwellings that could be supported to 25, but as described above, the presence of the woodland block to the south and housing to the east creates a degree of 
separation from the wider countryside. 

Overall Conclusion 
Limiting the extent of development to the northern part of the site would lower the harm to the Green Belt to moderate and the established tree/woodland belt would form a defensible boundary. The harm to the Green Belt could be 
lowered further if the southern boundary of the site were to extend no further south than the existing residential development to the east of the B197 (London Road). This would also minimise the impact on the identified strategic gap 
between Stevenage and Welwyn Garden City, as at a settlement level there would be no noticeable extension of the Knebworth settlement edge southwards. The site falls within a Moderate-High parcel in relation to landscape 
sensitivity, but the scale of any impact is reduced by reducing the scale of development as explained to minimise impact on the Green Belt. On balance the site is considered suitable for allocation for 25 dwellings. 

Policy implication 
Amend the Green Belt boundary as discussed with the southern site boundary extending no further than the woodland block to the south. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: WGr7 

Settlement: Woolmer Green Housing & Employment Land Availability Assessment 

Site location: Land north of Heath Road  
2019 Update: 
Urban/Green Belt:  

 

Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes (subject to highway improvements) 
Estimated capacity: 
117 dwellings 
Impacts/constraints requiring mitigation: 
• Highway improvements 
• SuDS to address surface water flooding 
• Archaeological Assessment required at planning application or pre-determination stage 
• Buffer to adjoining Brokers Garden Wood Ancient Woodland and Mardley Heath LNR/WS 
• Network Rail advise Asset protection measures will need to be applied 
• Noise survey at planning application stage due to proximity of railway line 
• Wastewater upgrades 
Delivery timescales: 
1-5 years (subject to delivery of wastewater network upgrades) 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel 59): Existing: 
The site is currently washed over by the 
Green Belt. To the east the Green Belt 
boundary is formed by the railway line 
(strong) 
Proposed: 
The proposed Green Belt boundary for the 
site comprises of Brokers Garden Ancient 
Woodland (strong) on the western side, 
the railway line to the east (Strong) and 
bridleway 11 and cycle path (Moderate) to 
the north, which is considered less clearly 
defined. 

2019 Update: 2019 Update: Advantages: 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements however it 
contributes to the strategic gap between Welwyn Garden City and Stevenage. 
Site not covered by GB stage 2 study 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas emissions from 
transport 
4.3 Avoid and reduce air pollution 

Sequential Test 
result: 
Pass - Site is within 
Flood Zone 1 

None 
 

Disadvantages: 
None 

GB3 (Site falls within Parcel 1): 
Contribution to Green Belt Purposes 

Site is within 400m of eleven bus stops. This site is within 
1,400m of two Employment Sites. 

  

Partial contribution to preventing the merging of neighbouring towns – the 
parcel lies between the first tier settlements of Stevenage and Welwyn 
Garden City. The parcel forms part of the gap between Oaklands and 
Knebworth but its role in settlement separation is limited by the railway line 
running between them. 

5.1 Provide the right amount, type and tenure of housing to 
meet identified local needs? (x2) 
Affordable housing: The site provides the capacity for 117 
homes and therefore it is assumed the site would 
accommodate 35% affordable dwellings. 

  

Significant contribution to safeguarding the countryside from encroachment – 
the land is an open arable field and lacks any urbanising development. 

6.6 Provide access to training, skills development and 
lifelong learning to meet identified needs 

  

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Little or no part of the setting of Welwyn Garden City and does not contribute 
to its special character. 
Assessment of Potential Harm (relevant scenarios): 
P1 (release of whole parcel) – High 
The site contributes to preserving a degree of distinction between Oaklands 
and Mardley Heath and Woolmer Green. Release of the parcel would not 
have a significant impact on the integrity of the remaining Green Belt as it is 
contained by woodland in Mardley Heath to the west, however it would result 
in a less clearly defined boundary to the north of the parcel. 

 The site is within straight line walking distance (1,400 m) of St. 
Michael’s Primary School and Oaklands Primary School. 
Significant negatives (– –/(– –?) Total: 2 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness? 
Landscape character: The majority of the site is assessed as 
having a medium-high landscape sensitivity. 
Mitigation: 
SP9: Place making and high quality design- Proposals should 
relate well to their surroundings, local distinctiveness, wider 
townscape and landscape. 
4.6 Protect and enhance biodiversity and geodiversity, 
taking into account the impacts of climate change? 
The site contains part of the Mardley Heath LWS and LNE. 
Mitigation: 
Appropriate protection, enhancement and management of 
ecological assets. Conserve and enhance the borough's natural 
and historic landscape. 

  

Summary: 
HELAA: Delivery within 1-5 years (significant in favour) 
GB3 Study (Purposes): Significant contribution to one of the purposes and a partial contribution to one of the purposes (moderate against) 
GB3 Study (Harm): The site falls within a high harm parcel (Parcel 1) (significant against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary and would be less clearly defined to the north (minor against) 
SA: Two times as many double positives as double negatives (moderate in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate-High (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all, or part of parcel 1 would result in High harm and extend the settlement of Woolmer Green to the west across the railway line. Despite the site not having a significant impact on the integrity of the remaining Green Belt, 
it would result in a predominantly weaker boundary that is not clearly defined. Although limiting the area of release from the Green Belt to the smaller parcel WGr7a could reduce the harm (discussed further under site WGr7a), it is 
considered the release of this land would represent encroachment on an area of open countryside that contributes to preserving a degree of distinction between Oaklands and Mardley Heath and Woolmer Green. In addition WGr7a 
would form a weaker boundary to the north as there is no definable boundary. There are no further opportunities to reduce the harm. 

Overall Conclusion 
Development of site WGr7 would result in High harm to the Green Belt. The release of P1 would represent encroachment on an area of open countryside. Whilst the release of the site would not have a significant impact on the integrity 
of the remaining Green Belt, as it is contained by woodland in Mardley Heath to the west and existing built development to the south and east, it would result in a less clearly defined boundary to the north. WGr7 lies in the gap between 
Woolmer Green and Oaklands and Mardley Heath which is only just over 40m. The site is within a green gap policy area identified in the Green Gap Assessment 2019 and if developed would erode the rural settings of, and increase 
inter-visibility between the two settlements. Overall, it is considered that the harm caused by releasing the site from the Green Belt outweighs the benefits of this development. The site falls within a Moderate-High parcel in relation to 
landscape sensitivity, which adds weight to the case against supporting development at this location. This site should not be considered for allocation. 

Policy Implications 
None 

 



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: WGr7a 

Settlement: Woolmer Green Housing & Employment Land Availability Assessment 

Site location: Land north of Heath Road 
 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes (subject to highway improvements) 
Estimated capacity: 
69 dwellings 
Impacts/constraints requiring mitigation: 
• SuDS to address surface water flooding 
• Archaeological Assessment required at planning application or pre-determination stage 
• Buffer to adjoining Brokers Garden Wood Ancient Woodland and Mardley Heath LNR/WS 
• Network Rail advise Asset protection measures will need to be applied 
• Noise survey at planning application stage due to proximity of railway line 
Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel 59): 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements however it 
contributes to the strategic gap between Welwyn Garden City and Stevenage. 
Site not covered by GB stage 2 study 
 
GB3 (Site falls within Parcel 1): 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns – the parcel 
lies between the first tier settlements of Stevenage and Welwyn Garden City. 
The parcel forms part of the gap between Oaklands and Knebworth but its role 
in settlement separation is limited by the railway line running between them. 
 
Significant contribution to safeguarding the countryside from encroachment – 
the land is an open arable and lacks any urbanising development. 
 
Little or no part of the setting of Welwyn Garden City and does not contribute to 
its special character. 

Existing: 
The existing green belt boundary 
comprises of Brokers Garden Ancient 
Woodland (strong) on the Western side, 
a national railway (strong) on the 
Eastern boundary and Heath Road 
(strong) to the North. 
Proposed: 
The proposed green belt boundary for 
the site comprises of Brokers Garden 
Ancient Woodland (strong) on the 
western side, the railway line to the east 
(Strong). 
However there is no clear or definable 
boundary to the north (weak). 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas emissions from 
transport 
4.3 Avoid and reduce air pollution 
Site is within 400m of eleven bus stops. This site is within 
1,400m of two Employment Sites. 
5.1 Provide the right amount, type and tenure of housing 
to meet identified local needs? (x2) 
Affordable housing: The site provides the capacity for 69 
homes and therefore it is assumed the site would 
accommodate 35% affordable dwellings. 
6.6 Provide access to training, skills development and 
lifelong learning to meet identified needs 
The site is within straight line walking distance (1,400 m) of 
St. Michael’s Primary School and Oaklands Primary School. 
Significant negatives (– –/ (– –?) Total: 2 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness? 

Sequential Test result: 
Pass - Site is within 
Flood Zone 1 

Advantages: 
None. 
 
Disadvantages: 
None. 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Assessment of Potential Harm (relevant scenarios): 
P1 (release of all, or part of parcel) – High 
The site contributes to preserving a degree of distinction between Oaklands 
and Mardley Heath and Woolmer Green. Release of the parcel would not have 
a significant impact on the integrity of the remaining Green Belt as it is 
contained by woodland in Mardley Heath to the west, however it would result in 
a less clearly defined boundary to the north of the parcel. 

 Landscape character: The majority of the site is assessed 
as having a medium-high landscape sensitivity. 
Mitigation: 
SP9: Place making and high quality design- Proposals 
should relate well to their surroundings, local 
distinctiveness, wider townscape and landscape. 
4.6 Protect and enhance biodiversity and geodiversity, 
taking into account the impacts of climate change? 
The site contains part of the Mardley Heath LWS and LNE. 
Mitigation: 
SP11: Protection and enhancement of critical 
environmental assets- Appropriate protection, 
enhancement and management of ecological assets. 
SADM 16: Ecology and Landscape- Conserve and 
enhance the borough's natural and historic landscape. 

  

Summary: 
HELAA: Delivery within 1-5 years (significant in favour). 
GB3 Study (Purposes): Significant contribution to one of the purposes and a partial contribution to one of the purposes (moderate against). 
GB3 Study (Harm): The site falls within a high harm parcel (Parcel 1) (significant against) 
Green Belt boundary: New boundary would be predominantly weaker than the existing boundary and would not be clearly defined (significant against). 
SA: Two times as many double positives as double negatives (moderate in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate-High (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all, or part of parcel 1 would result in High Green Belt harm and extend the settlement of Woolmer Green to the west across the railway line. Whilst, the site would not have a significant impact on the integrity of the 
remaining Green belt, it would result in a predominantly weaker boundary that is not clearly defined. This site is a smaller scenario of site WGr7 and reduces the area which would need to be released from the Green Belt, however, it is 
considered the release of any land in parcel 1 would represent encroachment on an area of open countryside that contributes to preserving a degree of distinction between Oaklands and Mardley Heath and Woolmer Green. There are 
no further opportunities to reduce the harm. 

Overall Conclusion 
Development of site WGr7a would result in High harm to the Green Belt. The release of P1 would represent encroachment on an area of open countryside. Whilst the release of the site would not have a significant impact on the 
remaining Green Belt, as it is contained by woodland in Mardley Heath to the west and existing built development to the south and east, it would result in a less clearly defined boundary to the north. WGr7a lies in the gap between 
Woolmer Green and Oaklands and Mardley Heath which is only just over 40m. The site is within a green gap policy area identified in the Green Gap Assessment 2019 and if developed would erode the rural settings of, and increase 
inter-visibility between the two settlements. Overall, it is considered that the harm caused by releasing the site from the Green Belt outweighs the benefits of this development. The site falls within a Moderate-High parcel in relation to 
landscape sensitivity, which adds weight to the case against supporting development at this location. This site should not be considered for allocation. 

Policy Implications 
None 

 



 

Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Oaklands and Mardley Heath 
 

For the purposes of this Selection Background Paper, only sites that passed the Stages 1 and 2 of the Site Selection process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered in this appendix 



Draft Local Plan 2016 site reference: HS32 HELAA site reference: GTLAA04 

Settlement: Oaklands and Mardley Heath Housing & Employment Land Availability Assessment 

Site location: Four Oaks, Great North Road 
 
 
Urban/Green Belt:  

 

Green Belt 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
6 pitches 
Impacts/constraints requiring mitigation: 
• Mitigate air and noise pollution from the A1M 
• Mitigate other ecological impacts 
Delivery timescales: 
0-5 years 
2019 HELAA update: 
None 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 59): Existing: 
The Avenue unclassified road (moderate) 
Proposed: 
The site itself is bounded by the A1(M) 
(strong), an established tree 
belt/hedgerow (moderate), property 
boundaries (moderate) and the B197. 
 
However the site is separated from the 
existing Green Belt boundary along The 
Avenue, therefore a wider area of land 
would need to be taken out of the Green 
Belt. 
Logical, clearly defined and defensible 
Green Belt boundaries could be created 
by taking the wider area of land bounded 
by the A1(M) (strong), B197 (strong) and 
an established tree belt to the south-west 
adjoining the site (moderate) out of the 
Green Belt. 

Significant positives (++) Total: 5 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within 400m of one bus stop. 
4.4 : Protection/enhancement of open space and 
landscape character: 
Site is PDL. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs: 
Site would provide 5% or more of total need for gypsy 
and traveller pitches 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 59 makes a partial contribution to the strategic gap between Welwyn 
Garden City and Stevenage. 

Pass – Site is within Flood 
Zone 1 

None 
 
Disadvantages: 

GB2 (GTLA004) 2019 Update: None 
Contribution to National Purposes: No change  
Limited or no contribution to any of the four National Purposes.   

Although the site is located in a strategic gap between Welwyn Garden City and 
Stevenage, its scale and nature means it does not make a notable contribution 

  

Physical and visual openness:   

The site is evaluated and is low for visual and physical openness. Enclosed by a 
combination of landform, the motorway embankment, ribbon development and 
vegetation with existing development on-site including buildings and hard 
standings. 

  

GB3 (Site falls within Parcel 14):   

Contribution to Green Belt Purposes   

Limited or no contribution to preventing the merging of neighbouring towns: The 
parcel lies between the settlements of Stevenage to the north and Welwyn 
Garden City to the south. 

  



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

The settlements are located within approximately 6.7km of each other across 
the parcel. The settlements of Knebworth, Woolmer Green, Oaklands and 
Mardley Heath, Welwyn, Harmer Green and Digswell lie between the first tier 
settlements, thereby limiting the perception of separation, but the parcel's 
contribution to maintaining separation is limited by the extent of the existing 
development. 
Parcel makes a partial contribution to safeguarding the countryside from 
encroachment. Development density is relatively low, but there are urbanising 
characteristics. The developed frontage is consistent with the inset area to the 
north east, and the A1(M) and village of Welwyn to the south-west limits 
association with the wider countryside. 
Limited or no contribution to preserving the setting and special character of 
historic towns. The land forms little or no part of the setting of Welwyn Garden 
City and does not contribute to its special character. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 14 - Moderate- Low. 
Release of parcel as a whole or in part, including sites OMH5, OMH8 and 
GTLAA04, assuming retention of screening tree cover along the A1 (M) 
embankment would cause moderate-low harm, The parcel plays only a limited 
role in terms of maintaining an open settlement gap between Oaklands and 
Welwyn. Its strong boundaries of the A1 (M) and B197 would prevent any harm 
to the wider Green Belt. 

This wider area of land currently 
comprises of OMH5, OMH8, 11 
residential properties, and a gas site. 
Conclusion: 
The existing Green Belt boundary 
consists of The Avenue unclassified road 
which is characterised as moderate. The 
proposed new Green Belt boundaries 
consisting of the A1M, B197 and 
established tree belt would be no weaker 
than the existing boundary and could 
form more logical, clearly defined and 
defensible Green Belt boundaries. 

Significant negatives (– –) Total: 1 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is adjacent to a Local Wildlife Site 
Mitigation: Development of site should conform to 
Local Plan policies. 
 
2019 Update: 
No change 

  

Summary: 
HELAA: This is already an established site and additional pitches could come forward within 0-5 years (significant in favour). 
GB3 Study (Purposes): Site makes limited/no contribution to two national purposes and a partial contribution to one national Green Belt purpose (minor in favour). 
GB3 Study (Harm): Site falls within moderate-low harm Parcel 14. Its strong boundaries of the A1 (M) and the B197 would prevent any harm to the wider Green Belt (minor against) 
Green Belt boundary: The new Green Belt boundary is formed by taking an area of land out of the Green Belt to incorporate a wider group of sites and would be similar in strength to the existing boundary (moderate in favour). 
SA: The site has as more than three times as many significant positives as significant negatives (significant in favour). 
Flood Risk: The site passes the sequential test. 
Landscape Assessment: Low (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of Parcel 14 either in whole or in part would result in moderate-low harm, as its strong boundaries of the A1 (M) and B197 would prevent any harm to the wider Green Belt. The tree screening cover along the A1 (M) 
embankment needs to be retained and any boundaries would be similar in strength to existing boundaries. Given the sites is entirely enclosed by two significant highways including the A1 (M) and existing residential development, any 
impact on the Green Belt associated with its development, in combination with OMH5 and OHM8, would be very limited. On this basis there are limited opportunities to reduce the harm further. 

Overall Conclusion 
The site could come forward within 0-5 years of the Plan period. The parcel P14 makes a partial contribution to safeguarding the countryside from encroachment however, as it is considered that this area is well contained by two 
significant highways (A1 (M)/B197) and existing residential development and as new Green Belt boundaries established would be similar in strength to the existing boundaries, the harm to the wider Green Belt is limited. This site would 
need to be released alongside the existing residential development in this are as well as sites OMH5 and OMH8 to form a logical and clearly defined boundary using the established roads (A1(M) /B197). Given the site is entirely 
enclosed by physical features, any impact on the wider Green Belt would be limited. Therefore, the site is considered suitable for allocation. 

Policy Implications 
Amend green belt boundaries as described above, and in relation to any allocation of OMH5/OMH8 and ensure appropriate consideration is afforded to any Green Gap policy requirements. 



Draft Local Plan 2016 site reference: HS17 HELAA site reference: OMH5 

Settlement: Oaklands and Mardley Heath Housing & Employment Land Availability Assessment 

Site location: 2-12 Great North Road 
 
 
Urban/Green Belt: 

 

 

Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
20 dwellings 
Impacts/constraints requiring mitigation: 
• Mitigate air and noise pollution from A1 (M) 
• Retention / protection of northern wooded area 
• Mitigate other ecological impacts 
• Mitigate impact on amenity of adjacent properties due to topography 
Delivery timescales: 
6-10 years 
2019 HELAA Update: 
No change 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 58): Existing: Significant positives (++/++?) Total: 5 
4.2 : Reduction of greenhouse gas emissions 
from transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within 400m of two bus stops. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local needs: 
(x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 58 makes a partial contribution to the prevention of neighbouring towns 
merging and contributes to the strategic gap between Welwyn Garden City and 
Stevenage. 
GB2 (Site OMH5): 

The Avenue unclassified road (moderate) 
Proposed: 
The site itself is bounded by the A1(M) 
(strong), and various property boundaries 
(moderate). 

Pass – Site is within Flood 
Zone 1 

 
2019 Update: 
No change 

None 
 
Disadvantages: 
None 

Contribution to National Purposes:    

Limited or no contribution to any of the four National Purposes. Although the site 
is located in a strategic gap between Welwyn Garden City and Stevenage, its 
scale means it does not make a notable contribution 
Physical and visual openness: 
Physical Openness mixed, residential gardens, garage and woodland. Visual 
Openness low, enclosed by motorway residential development and vegetation. 

However, a more logical, clearly defined 
and defensible Green Belt boundary 
could be created by removing a slightly 
larger area of land (bounded by the A1 
(M) (strong), B197 (strong) and an 
established tree belt (moderate) to the 
south-west) from the Green Belt. 

  

Potential for Cumulative Impact    

Site is not isolated and forms a group with OMH4 and OMH8, should be 
considered in terms of the impact with the ribbon development to the north and 
south east. 

   



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB3 (Site falls within Parcel P14): 
Contribution to Green Belt Purposes: 
Limited or no contribution to preventing the merging of neighbouring towns - 
parcel lies between the settlements of Stevenage and Welwyn Garden City 
Partial contribution to safeguarding the countryside from encroachment - 
Development density is relatively low, but there are urbanising characteristics. 
The developed frontage is consistent with the inset area to the north east, and 
the A1 (M) and village of Welwyn to the south-west limits association with the 
wider countryside. 
Limited or no contribution to Preserving the setting and special character of 
historic towns: (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 14 (all of parcel) - Moderate- Low harm 
Release of parcel as a whole or in part, including sites OMH4, OMH5, OMH8 
and GTLAA04 would cause moderate-low harm, The parcel plays only a limited 
role in maintaining an open settlement gap between Oaklands and Welwyn. 
The strong boundaries of the A1 (M) and B197 would limit any harm to the 
wider Green Belt. 

Conclusion: 
New Green Belt boundaries (A1M, B197, 
and an established tree belt would be 
similar in strength to the existing 
boundaries and could form logical, clearly 
defined and defensible Green Belt 
boundaries. 

Significant negatives (– –/ ----- ?) Total: 2 
4.4: Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: 
Site has medium-high landscape sensitivity. 
Mitigation: 
The scale, layout and design of development should 
seek to reduce significant effects on landscape 
character and local distinctiveness. 
4.6: Protect and enhance biodiversity and 
geodiversity, taking into account the impacts of 
climate change 
Site is within 250m of Danesbury Park Local Nature 
Reserve 
Mitigation: Development of site should conform to 
Local Plan policies 
 
2019 Update: 
Significant negatives (– –/ ----- ?) Total: 1 
SA Objective 4.4 Landscape Character has changed 
from uncertain significant negative (--?) to negligible 
(0). 

  

Summary: 
HELAA: The site could come forward within 6-10 years (moderate weight in favour). 
GB3 Study (Purposes): The site makes limited or no contribution to two national green belt purposes and a partial contribution to one national purpose (minor weight in favour). 
GB3 Study (Harm): Site falls within a moderate-low harm parcel (P14) (minor against). 
Green Belt boundary: New boundaries formed by a wider group of sites would be similar in strength to the existing boundaries. On this basis, it is attributed (moderate weight in favour). 
SA: The site has more than twice the number of significant positives than significant negatives (moderate weight in favour). 
Flood Risk: The site passes the sequential test. 
Landscape Assessment: Low (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages :None 

Calverton Test 
The release of Parcel 14 would result in moderate-low harm. The parcel has strong boundaries of the A1 (M) and B197 would prevent further harm to the wider Green Belt. The site is entirely enclosed by two significant highways (A1 (M) 
/B197) and existing residential development. To create a logical and clearly defined boundary comprising physical features in this area the release of this site would necessitate the release of a larger area of Green Belt. However, any 
impact on the Green Belt associated with its development, in combination with OMH8 and GTLAA04, would be limited. There is no further opportunity to reduce the harm. 

Overall Conclusion 
The site could come forward within 6-10 years of the plan period. The parcel P14 makes a partial contribution to safeguarding the countryside from encroachment however, as it is considered that this area is well contained by two 
significant highways (A1 (M)/B197) and existing residential development and as new Green Belt boundaries established would be similar in strength to the existing boundaries, the harm to the wider Green Belt is limited. This site would 
need to be released alongside the existing residential development in this are as well as sites OMH8 and GTLAA04 to form a logical and clearly defined boundary using the established roads (A1(M) /B197). Given the site is entirely 
enclosed by physical features, any impact on the wider Green Belt would be limited. On balance, the site should is considered suitable for allocation. 

Policy Implications 
Amend green belt boundaries as described above, and in relation to any allocation of OMH8 and/or GTLAA04 and ensure appropriate consideration is afforded to any Green Gap policy requirements. 



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: OMH8 

Settlement: Oaklands and Mardley Heath Housing & Employment Land Availability Assessment 

Site location: 2 Great North Road  
Urban/Green Belt: 

 

 

Green Belt 
PDL/Greenfield: 
Part PDL 
Achievable: 
Yes 
Estimated capacity: 
5 dwellings 
Impacts/constraints requiring mitigation: 
• Mitigate air and noise pollution from the A1M 
• Retention/protection of northern wooded area 
• Mitigate other ecological impacts 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
No change 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 58): 
Strategic Gap 

Existing: 
The Avenue unclassified road (moderate) 
Proposed: 
The site itself is bounded by the A1 (M) 
(strong), an established tree 
belt/hedgerow (moderate), property 
boundaries (moderate) and the B197. 
However the site is separated from the 
existing Green Belt boundary along The 
Avenue, therefore a wider area of land 
would need to be taken out of the Green 
Belt. 
More logical, clearly defined and 
defensible green belt boundaries could be 
created by taking the area of land 
bounded by the A1 (M) (strong), B197 
(strong) and an established tree belt to 
the south-west (moderate) out of the 
Green Belt. This wider area of land 
currently comprises of OMH5, 11 
residential properties, a gas site and 
GTLAA04. 

Significant positives (++) Total: 6 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within 400m of two bus stops. 
4.4 : Protection/enhancement of open space and 
landscape character: 
Site is PDL. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 
The site can make provision for accessible and adaptable 
dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –) Total: 1 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
Site has medium-high landscape sensitivity. 

Pass – Site is within 
Flood Zone 1 

Advantages: 
None 

Parcel 58 makes a partial contribution to the prevention of neighbouring towns 
merging and contributes to the strategic gap between Welwyn Garden City and 
Stevenage. 
Site not covered in GB Stage 2. 

2019 Update 
No change 

 
Disadvantages: 
None 

Potential for Cumulative Impact   

Site is not isolated and forms a group with OMH4, should be considered in 
terms of the impact with the ribbon development to the north and south east. 

  

GB3 (Site falls within Parcel P14):   

Contribution to Green Belt Purposes   

Limited or no contribution to preventing the merging of neighbouring towns - 
parcel lies between the settlements of Stevenage and Welwyn Garden City 

  

Partial contribution to Safeguarding the countryside from encroachment - 
Development density is relatively low, but there are urbanising characteristics. 
The developed frontage is consistent with the inset area to the north east, and 
the A1 (M) and village of Welwyn to the south-west limits association with the 
wider countryside. 

  

Limited or no contribution to preserving the setting and special character of 
historic towns: (Welwyn Garden City) 

  



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Assessment of Potential Harm (relevant scenarios): 
Parcel 14 (all of parcel) - Moderate- Low harm 
Release of parcel as a whole or in part, including sites OMH4, OMH5, OMH8 
and GTLAA04 would cause moderate-low harm, The parcel plays only a limited 
role in maintaining an open settlement gap between Oaklands and Welwyn. The 
strong boundaries of the A1 (M) and B197 would limit any harm to the wider 
Green Belt. 

Conclusion: 
The proposed new Green Belt boundaries 
consisting of the A1 (M), B197 and 
established tree belt would be similar in 
strength to the existing boundary and 
could form more logical, clearly defined 
and defensible Green Belt boundaries. 

Mitigation: 
The scale, layout and design of development should seek 
to reduce significant effects on landscape character and 
local distinctiveness. 
 
2019 Update: 
Significant Positives Total: 5 
Objective 5.1 changed to 1 significant positive - The site 
capacity is below the threshold for affordable homes 
therefore this positive has been removed. 
Significant Negatives Total: 0 
Objective 4.4 removed as the 2019 Landscape Sensitivity 
Assessment assessed the site as having low landscape 
sensitivity. 

  

Summary: 
HELAA: The site could come within 1-5 years (significant in favour) 
GB3 Study (Purposes): Site only makes limited/no contribution to national purposes (moderate in favour) 
GB3 Study (Harm): Site falls within a moderate-low harm parcel (P14) (minor against) 
Green Belt boundary: New boundaries would be similar in strength to the existing boundaries and clearly defined (moderate in favour). 
SA: The site has more than three times as many significant positives as significant negatives (significant in favour) 
Flood Risk: The site passes the sequential test. 
Landscape Assessment: Low (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of Parcel 14 either in whole or in part would result in moderate-low harm, as its strong boundaries of the A1 (M) and B197 would prevent any harm to integrity of the wider Green Belt. Given the sites is entirely enclosed by 
two significant highways including the A1 (M) and existing residential development, any impact on the Green Belt associated with its development, in combination with OMH5 and GTLAA04, would be very limited. On this basis there are 
limited opportunities to reduce the harm further. 

Overall Conclusion 
The site could come forward within 1-5 years of the plan period. The parcel P14 makes a partial contribution to safeguarding the countryside from encroachment however, as it is considered that this area is well contained by two 
significant highways (A1(M)/B197) and existing residential development and as new Green Belt boundaries established would be similar in strength to the existing boundaries, the harm to the wider Green Belt is limited. This site would 
need to be released alongside the existing residential development in this are as well as sites OMH5 and GTLAA04 to form a logical and clearly defined boundary using the established roads (A1 (M)/B197). Given the site is entirely 
enclosed by physical features, any impact on the wider Green Belt would be limited. On balance, the site should be considered for allocation. 

Policy Implications 
Amend Green Belt boundaries as described above, and in relation to any allocation of OMH5 and/or GTLAA04 and ensure appropriate consideration is afforded to any Green Gap policy requirements. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: OMH9 

Settlement: Oaklands and Mardley Heath Housing & Employment Land Availability Assessment 

Site location: Land at 19-23 The Avenue 
 
 
2019 Update: 

 

 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
12 dwellings 
Impacts/constraints requiring mitigation: 
• Lack of pedestrian footways 
• Mitigate noise pollution from A1 (M) - noise survey/report required 
• Mitigate impact on amenity of adjacent properties due to topography 
• Need to buffer ecological assets (TPO/Wildlife Site) 
Delivery timescales: 
1-5 years 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 60): Existing: 
The existing boundary is formed by the 
A1 (M) (Strong) 

 
Proposed: 
The proposed boundary would comprise 
property boundaries to the north- 
east/south-east (moderate), tree belt to 
the north-west (moderate) and a Local 
Wildlife Site to the south-west (moderate). 
The proposed boundary would not be 
logical or clearly defined, to create a 
clearly defined defensible boundary it 
would be necessary to release 
surrounding properties along The Avenue 
from the Green Belt. 

2019 Update: 
Significant positives (++/++?) Total: 4 
4.2 Significantly reduce greenhouse gas 
emissions from transport and; 
4.3 Avoid and reduce air pollution 
Site is within 400m of bus stops on a route 
providing a six day a week service. 
5.1 Provide the right amount, type and 
tenure of housing to meet identified local 
needs? 
The site could accommodate 35% affordable 
dwellings and 20% accessible and adaptable 
dwellings. 
Significant negatives (– –/ (– –?) Total: 1 

2019 Update: Advantages: 
Strategic Gap Sequential Test result: None 
Parcel 60 makes a partial contribution to preventing neighbouring towns from 
merging. This parcel contributes to the strategic gap between Welwyn Garden 
City and Stevenage. However, given the scale of the gap, any minor reduction is 
unlikely to compromise this separation. 

Pass – Site is within Flood Zone 
1 

 
Disadvantages: 
None 

Site not covered by GB Stage 2 Study   

GB3 (Site falls within Parcel 15):   

Contribution to Green Belt Purposes   

Limited or no contribution to preventing the merging on neighbouring towns.   

Partial contribution to safeguarding the countryside from encroachment.   

Limited or no contribution to preserving the setting and special character of 
historic towns. 

  

Assessment of Potential Harm (relevant scenarios):   

Parcel 15 (all of parcel) – Moderate-High harm   



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

This parcel does not make a strong contribution to any national purposes 
however, the release of this parcel would result in the breach of the strong 
boundary created by the A1 (M). 

The proposed boundary would not be 
logical or clearly defined, to create a 
clearly defined defensible boundary it 
would be necessary to release 
surrounding properties along The Avenue 
from the Green Belt. 

4.6 Protect and enhance biodiversity and 
geodiversity, taking into account the 
impacts of climate change? 
Site is adjacent to a Local Wildlife Site and 
within 250m of Danesbury Park Local 
Wildlife Site and Local Nature Reserve. 
Mitigation: 
Development of site should conform to Local 
Plan policies related to the 
protection/enhancement of biodiversity and 
good design. 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour). 
GB3 Study (Purposes): Partial contribution to one national purpose and limited or no contribution to two national purposes (minor in favour). 
GB3 Study (Harm): Site falls within a moderate-high parcel (P15) (moderate against). 
Green Belt boundary: New boundary would be predominantly weaker than the existing boundary and would be clearly defined (moderate against). 
SA: The site has more than two times as many significant positives as significant negatives (moderate in favour). 
Flood Risk: The site passes the sequential test. 
Landscape Assessment: Low (significant in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the wider parcel (P15) would result in moderate-high harm to the Green Belt. While this area already contains some urbanising development, the release of this parcel would result in the breach of the strong boundary 
created by the A1 (M) and could impact the wider Green Belt to the west and north. There is no further opportunity to reduce the harm. 

Overall Conclusion 
The development of site OMH9 would not significantly affect any of the national purposes as the area already contains some urbanising development. Whilst the site is relatively well contained by the Local Wildlife Site to the south-west 
and residential properties to the north-east/south-east, the release of this site from the Green Belt would not create a logical boundary to the west of the A1 (M). The release of OMH9 on its own would create an irregular green belt 
boundary with only minor connectivity to the existing urban boundary of Oaklands and Mardley Heath (with the A1 (M) as a major separating feature). Therefore, the release of this site would necessitate the release of a larger area of 
Green Belt to form a logical and clearly defined boundary comprising physical features in this area. The borough boundary forms the edge of the assessed Parcel 15 to the north along Danesbury Park Road (minor road) which would not 
form a strong Green Belt boundary. Two sites west of the A1 (M), OMH9 and OMH7, were promoted through the Call for Sites 2019. Site OMH7 had a capacity of two dwellings and is too small for allocation, OMH9 has an estimated 
capacity of 12 dwellings. Together these sites could deliver 14 dwellings. It is not considered that Exceptional Circumstances exist to justify changes to this Green Belt boundary and the significant adverse impact the Green Belt are 
considered to outweigh the benefits of the site. This site should not be considered for allocation. 

Policy Implications 
None 



 

Appendix A 

Site Selection Background Paper 2019 

Welwyn 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Wel1 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: Land at Kimpton Road Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
178 dwellings 
Impacts/constraints requiring mitigation: 

• Highway widening and upgrades 
• Mitigate heritage impacts (conservation area/potential for archeological remains). 
• Mitigate ecological impacts 
• Waste water infrastructure upgrades 
• Potential flood risk (post 2018). Appropriate assessments required 
• Ground Source Protection Zone 

Delivery timescales: 
6-10 years 
2019 HELAA Update: 
Work has been undertaken to further investigate flood risk on the access and viability of bringing forward 
bridge and highway upgrades. In terms of flood risk, it is recommended that at pre-application/planning 
application stage, evidence will be needed to demonstrate how safe access and egress can be provided 
during flood events, as part of a site-specific FRA. A flood warning and evacuation plan for the group of sites 
should also be developed, utilising the Environment Agency’s flood warning service. Current evidence 
indicates that this will be achievable. In terms of the previous uncertainty surrounding the provision of 
necessary land for the highway upgrades, the third party landowner has indicated a willingness to enter into a 
Memorandum of Understanding with the promoter, with a view of reaching agreement if the site is 
allocated/taken forward for development. 

 
 

 

 
Green Belt Study Review (Parts 1, Parts 1, 2 

and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 41: 
The parcel does not fully separate neighbouring 1st tier settlements. It forms 
part of a network of parcels to provide a strategic gap between Welwyn Garden 
City and Harpenden. 
GB2 (Wel1): 
Contribution to National Purposes: 
Significant for safeguarding the countryside from encroachment. 
Physical and visual openness: 
Physical and visual openness high. No built development. 
Potential for Cumulative Impact 
Forms a group with other sites including (Wel2, Wel6 and Wel15). 

Existing: 
The existing Green Belt boundary, which 
forms the edge of Welwyn village, 
adjoins the site to the south. It is mainly 
defined by residential property 
boundaries (moderate). 
Proposed: 
A new Green Belt boundary formed by 
the boundaries of this site would consist 
of Kimpton Road (and unclassified road) 
to the north (moderate); field boundary/ 
hedgerow with gaps to the west (weak to 
moderate); cemetery defined by 

Significant positives (++) Total: 5 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : Helping to avoid/reduce air pollution: 
Site is within 400m of four bus stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 
Site could deliver affordable housing. 
Site could make provision for and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments 

Sequential Test result: 
Passes the Sequential 
Test Pass – Site is 
within Flood Zone 1 
Note: Parts of nearby 
Fulling Mill Lane are 
within Flood Zones 2 
and 3. There is planned 
decommissioning of the 
pumping station which 
will necessitate flood 
impacts needing to be 
remodeled. 

Advantages: 
When coupled with the 
other Welwyn sites in 
the group, this site will 
help provide highway 
upgrades and a new 
two lane vehicular 
bridge over the River 
Mimram. 
Opportunity for limited 
wider community benefit 
- provision of parking 
area for the existing 
cemetery. 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB3 (Site falls within Parcel 7): 
Contribution to Green Belt Purposes 
Limited or no contribution to preventing the merging of neighbouring towns. 
Significant contribution to preventing the countryside from encroachment 
The land contains the characteristics of open countryside, comprising mostly 
undeveloped arable fields. Development within the parcel comprises residential 
development and a church building which compromise the openness of the 
land within their immediate vicinity but do not represent a significant urbanising 
influence. The density of the development is relatively low and interspersed by 
mature vegetation. The land is mostly open. It relates strongly to the wider 
countryside to the west. 

Continuous hedgerow and small 
woodland area to the east (moderate). 
Whilst slightly weaker than the existing 
boundary, the site would form clearly 
defined and defensible boundaries. 
(Given the need for highway 
upgrades/access arrangements, Wel1 
should be considered alongside Wel2 
and Wel15. Wel2 is disconnected from 
the urban boundary but is linked by 
Wel15. 

Significant negatives (– –) Total: 3 2 
 
4.4 : Conservation/enhancement of the borough’s character, 
historic environment, and heritage/cultural assets: 
Site is adjacent to a Conservation Area and Listed Buildings. 

 
Mitigation: Development should conform to Local Plan policies 
related to the protection of heritage assets and good design. 

2019 Update: 
Re-modelling of 
flood risk will be 
required post 
cessation of 
abstraction to 
confirm no wider 
impact to nearby 
development sites. 

Disadvantages: 
None 

Limited or no contribution to preserving the special character of historic towns. 
(Welwyn Garden City) 

 4.6: Protection/enhancement of biodiversity and 
geodiversity: 

  

Assessment of Potential Harm (relevant scenarios):  Site is within 250m of Local Wildlife Sites/Local Nature Reserve.   

Parcel 7 (all of parcel) – Harm Moderate/High  Mitigation:   

Despite the parcel being relatively enclosed by development, the parcel is 
largely open and rural in character and its release would lead to encroachment 
of the countryside, particularly to the south west. Release of the parcel would 
lead to some impact on the remaining Green Belt land to the south west in 
particular. 

 Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and good 
design. 
2019 Update: 
Significant Negatives (- -/- - ?) Total: 2 

  

Parcel 7a (site in combination or singular Wel1, Wel2 and Wel15) – Harm - 
Moderate/High 
Release of Stage 2 sites Wel1/Wel2/Wel6/Wel15 in combination or isolation 
would lead to encroachment on the countryside. In combination, the release of 
the sites would lead to encroachment of the countryside to the south west. The 
release of Sites Wel1/Wel2/Wel15 in isolation would result in encroachment of 
the countryside to the south east and south west. The strength of the remaining 
Green Belt boundary would be similar to the existing boundaries. 

 SA Objective 4.4 Protection/enhancement of open space 
and landscape character, retaining local distinctiveness 
changes from significant negative (- -) to minor positive (-). 

  

Summary: 
HELAA: Deliverable in 6-10 years (moderate in favour) 
GB3 Study (Purposes): The parcel contributes significantly to one national purpose and limited or no contribution to two national purposes (moderate against) 
GB3 Study (Harm): Sites falls within moderate-high sub-parcel Parcel 7a (moderate against) 
Green Belt boundary: The amended Green Belt boundary would be slightly weaker in parts than existing, but clearly defined (minor in favour) 
SA: There are 5 significant positives compared to 2 significant negatives (minor in favour) 
Flood Risk: The site passes the Sequential Test 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: The site, in combination with adjoining sites Wel2, Wel6 and Wel15, could be instrumental in assisting the funding and delivery of highway upgrades and a new 2-way vehicular bridge over the River Mimram 
coming forward and the provision of new car parking for the cemetery. 
Strategic Disadvantages: None 

Calverton Test 
The harm to the Green Belt by releasing this parcel is moderate-high and would lead to encroachment on the countryside, particularly to the south west of the parcel. However, the strength of a new Green Belt boundary would be similar 
to the existing boundaries. To limit the impact as far as is practically possible, the existing fragmented vegetated field boundary to the west could be strengthened with planting to create a continuous boundary. 

 



Overall Conclusion 
The implications of taking this site, or group of sites, as shown within the Green Belt Study as Parcel 7a, out of the Green Belt would result in moderate-high harm. The new Green Belt boundary would be similar to the existing. The 
settlement of Welwyn is sustainable with strategic advantages associated with bringing this site forward, particularly assisting in funding and delivering a new bridge, highway upgrades and car parking for the cemetery. Given that the 
issues previously identified concerning achievability, has now been resolved, and because new Green Belt boundaries will be similar to existing boundaries, coupled with the strategic advantages associated with new infrastructure, this 
site is considered suitable for allocation. 

Policy Implications 
Amend Green Belt boundary as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Wel2 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: Land adjoining Welwyn Cemetery Urban/Green Belt: 
Green Belt 

 

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes: 
Estimated capacity: 
40 
Impacts/constraints requiring mitigation: 
• Highway widening and upgrades 
• Mitigate heritage impacts (conservation area/potential for archeological remains). 
• Mitigate ecological impacts 
• Waste water infrastructure upgrades 
• Potential flood risk (post 2018). Appropriate assessments required 
• Ground Source Protection Zone 
Delivery timescales: 
6-10 years 
2019 HELAA Update: 
Work has been undertaken to further investigate flood risk on the access and viability of bringing forward 
bridge and highway upgrades. In terms of flood risk, it is recommended that at pre-application/planning 
application stage, evidence will be needed to demonstrate how safe access and egress can be provided during 
flood events, as part of a site-specific FRA. A flood warning and evacuation plan for the group of sites should 
also be developed, utilising the Environment Agency’s flood warning service. Current evidence indicates that 
this will be achievable. In terms of the previous uncertainty surrounding the provision of necessary land for the 
highway upgrades, the third party landowner has indicated a willingness to enter into a Memorandum of 
Understanding with the promoter, with a view of reaching agreement if the site is allocated/taken forward for 
development. 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 41): Contribution to National Purposes: Existing: 
Wel2 does not adjoin the urban boundary 
and it should be considered in the wider 
context of Wel15 to the south, which 
does. 
The existing urban boundary consists of 
an established tree belt with minor gaps 
and property boundaries (Ellesfield and 
Riverside), which is characterised as 
moderate. 
Proposed: 

Significant positives (++) Total: 5 Sequential Test result: 
Passes the Sequential Test 
– Site is within Flood Zone 
1 
Note: Parts of nearby 
Fulling Mill Lane are within 
Flood Zones 2 and 3. 
There is planned 
decommissioning of the 
pumping station, which will 
lead to any flood impact 
needing to be remodeled. 

Advantages: 
Opportunity for limited 
wider community benefit - 
provision of parking area 
for the existing church. 
When coupled with the 
other Welwyn sites in the 
group, this site will help 
provide highway upgrades 
and a new 2 lane vehicular 
bridge over the River 
Mimram. 

P3 Significant for safeguarding the countryside from encroachment. 
P4Significant for contribution to preserve setting and character 

4.2: Reduction of greenhouse gas emissions 
from transport; and 

P1Partial contribution for checking unrestricted sprawl of urban areas 4.3: Helping to avoid/reduce air pollution: 

The parcel does not fully separate neighbouring 1st tier settlements. It forms part 
of a network of parcels to provide a strategic gap between Welwyn Garden City 
and Harpenden. 
Physical and visual openness: 

Site is within 400m of four bus stops. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local needs: 
(x2) 

Physical openness high. No development on the site. Visual openness mixed. 
View to adjoining cemetery on higher ground. From cemetery, view across the 
site to residential area to the north east on higher ground. 

Site could deliver affordable housing. 
Site could make provision for accessible and 
adaptable dwellings. 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB2 (Parcel 41): 
Contribution to National Purposes: 
Parcel 3 - Significant for assisting in safeguarding the countryside from 
encroachment 
Physical and visual openness: 
Physical Openness - Site is undeveloped, so high. Visual Openness - Moderate 
due to an adjoining cemetery on higher ground and from cemetery, view across 
to residential estate 
GB3 (Site falls within Parcel 7 
Contribution to Green Belt Purposes 
Limited or no contribution to preventing the merging of neighbouring towns. 
Significant contribution to preventing the countryside from encroachment 
The land contains the characteristics of open countryside, comprising mostly 
undeveloped arable fields. Development within the parcel comprises residential 
development and a church building which compromise the openness of the land 
within their immediate vicinity but do not represent a significant urbanising 
influence. The density of the development is relatively low and interspersed by 
mature vegetation. The land is mostly open. It relates strongly to the wider 
countryside to the west. 
Limited or no contribution to preserving the special character of historic towns. 
(Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 7a (site in combination or singular Wel1, Wel2 and Wel15) Harm- 
Moderate/High 
Release of Stage 2 sites Wel1/Wel2/Wel6/Wel15 in combination or isolation 
would lead to encroachment on the countryside. In combination the release of 
the sites would lead to encroachment of the countryside to the south west. The 
release of Sites Wel1/Wel2/Wel15 in isolation would result in encroachment of 
the countryside to the south east and south west. The strength of the remaining 
Green Belt boundary would be similar to the existing boundaries. 

A new Green Belt boundary formed by 
the boundaries of this site would consist 
of Fulling Mill Lane and Kimpton Road 
(both unclassified roads) to the north and 
east (moderate), a cemetery defined by 
continuous hedgerow to the west 
(moderate), and an established mixed 
tree/hedge line with gaps to south 
(moderate). 
Whilst comparatively new Green Belt 
boundaries formed by the site would be 
no weaker than existing boundaries, 
further (greenfield) land to the south 
(Wel15) would also need to be removed 
from the Green Belt in order to connect 
Wel2 with the existing urban area. (Wel15 
makes a significant contribution to two 
national Green Belt purposes) 

6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –) Total: 3 
4.4 : Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement 
pattern. 
Mitigation: The scale, layout and design of 
development should seek to reduce significant 
effects on settlement pattern and local 
distinctiveness. 
4.5 : Conservation/enhancement of the borough’s 
character, historic environment, and 
heritage/cultural assets: 
Site is adjacent to a Conservation Area and Listed 
Buildings. 
Mitigation: Development should conform to Local 
Plan policies related to the protection of heritage 
assets and good design 
4.6 : Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of Local Wildlife Sites. 
Mitigation: Development of site should conform to 
Local Plan policies related to the 
protection/enhancement of biodiversity and good 
design. 
 
2019 Update: 
Significant negatives (- -/- -?) Total: 2 
SA Objective 4.4 Retaining Local Distinctiveness had 
changed from significant negative (--) to minor 
negative (-). 

2019 Update: 
Re-modelling of flood risk 
will be required post 
cessation of abstraction to 
confirm no wider impact to 
nearby development sites. 

Disadvantages: 
None 

Summary: 
HELAA: Deliverable in 1-10 year (moderate in favour) 
GB3 Study (Purposes): The parcel contributes significantly to one national purpose and limited or no contribution to two national purposes (moderate against) 
GB3 Study (Harm): Sites falls within moderate-high sub-parcel Parcel 7a (moderate against) 
Green Belt boundary: Green Belt boundary would be similar in strength to existing (minor in favour) 
SA: There are 5 significant positives compared to 2 significant negatives in terms of impact (minor in favour) 
Flood Risk: Passes the Sequential Test Access and egress will need to be revisited at application stage due to flooding on Fulling Mill Lane 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: The site, in combination with adjoining sites Wel2, Wel6 and Wel15, could be instrumental in assisting the funding and delivery of highway upgrades and a new 2-way vehicular bridge over the River Mimram 
coming forward and the provision of new car parking for the cemetery. 
Strategic Disadvantages: No strategic disadvantages 

 



Calverton Test 
The release of Parcel 7a would result in moderate high Green Belt harm and would lead to encroachment into the countryside, particularly to the south west of the parcel. However, the strength of a new Green Belt boundary would be 
similar to the existing boundaries. It is assumed that Wel2 would be released in combination with Wel1 and Wel15 and so the site would be almost entirely enclosed with only the north east forming Green Belt boundary, which would be 
formed by the existing road which is considered to be of moderate strength. For these reasons there are limited opportunities to further mitigate any impacts associated with the release of this site. 

Overall Conclusion 
The development of site Wel2, or the combination of sites considered in Parcel 7a (as described above), would result in moderate-high Green Belt harm. The new Green Belt boundaries are considered to be similar in strength to the 
existing, however, as the site does not adjoin the existing urban boundary any changes to the Green Belt boundary need to be considered within the wider context alongside Wel15 (and Wel1). It is assumed that the site would only be 
allocated in combination with Wel1 and Wel15, due to the need to provide highways upgrades, and this would enclose site Wel2 to the south and west with Fulling Mill Lane to the east. The existing village extends further west and north 
than this site and so development would not significantly extend the urban area of Welwyn. The advantages of bringing this site forward, including the contribution to the highway upgrades/new vehicular bridge over the River Mimram 
and potential increased parking provision for the adjoining cemetery, outweigh the impact on the Green Belt. On balance, the site is considered suitable for allocation. 

Policy Implications 
Amend Green Belt boundary as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 



Draft Local Plan 2016 site reference: HS20 HELAA site reference: Wel3 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: School Lane, Welwyn Urban/Green Belt: 
Green Belt 

 

 

PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
See 2019 update below 
Impacts/constraints requiring mitigation: 
• Improve visibility to School Lane. 
• Potential for archeological remains –depending on findings, mitigation may be required. 
• Ground Source Protection Zone – appropriate design to prevent pollution. 
• Retention of trees / retain habitats. 
• Mitigation for ecological impacts 
• Surface water flow runs west-east through the site. 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
Estimated Capacity 
Net increase of 2 to 5 dwellings over and above DLP 2016 proposed allocation 
Assuming retention of pumping station = 12 dwellings gross/9 dwellings net. 
Assuming removal of pumping station = 15 dwellings gross/12 dwellings net. 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 41): Existing: Significant positives (++/++?) Total: 3 
4.2: Proximity to transport services: 
4.3: Proximity to transport services: 
Site is within 400m of two bus stops 
providing a six day a week service. 
4.4: Protection/enhancement of open 
space and landscape character: 
Site is PDL (Previously Developed Land). 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs (x2): 
Site could deliver affordable housing. 
Site could make provision for accessible and 
adaptable dwellings 

6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/ ---- ?) Total: 
None 
 

Sequential Test result: Advantages: 
Strategic Gap The existing Green Belt boundary Pass – Site is within Flood None 
Parcel 41 makes limited or no contribution to any strategic gap. 
GB2 (Site Wel3): 
Contribution to National Purposes: 
Limited or no contribution to any of the national purposes 
Physical and visual openness: 
Physical and Visual openness low -development on site and partly tree covered 

adjoins the site to the east and consists 
of a property boundary with a building, 
an access road, parking areas and an 
established tree belt with minor gaps, 
which overall, is characterised as 
moderate/strong. 
Proposed: 

Zone 1 
2019 Update: 
Risk of Surface water flooding 
– 12 % of the site in the 1/100 
event and 31% in the 1/1000 
event classification 

 
Disadvantages 
None 

GB3 (Site falls within Parcel 8): A new Green Belt boundary formed by   

Contribution to Green Belt Purposes 
Limited or no contribution to preventing the merging of neighboring towns – 
Parcel 8 does not lie between any 1st tier settlements. 

the boundaries of this site would consist 
of School Lane (an unclassified road) to 
the south (moderate); a mixed 
hedgerow/tree belt to the north 

  

Significant contribution to safeguarding the countryside from encroachment – 
land contains the characteristics of open countryside, and contains mostly 
arable fields and lacks any significant urbanising features. 
Limited or no contribution to preserving the special character of historic towns 
(Welwyn Garden City). 

 

(moderate) and property boundary/small 
woodland area/tree belt to the south/west 
(moderate). 

  

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Assessment of Potential Harm (relevant scenarios): 
P8a (site Wel3) – Moderate - High 
This site has some existing built development but within a well-treed setting that 
extends from the existing inset edge into the open countryside. Retains some 
distinction from inset settlement. 

Conclusion: 
They would be no weaker than existing 
boundaries and would form clearly 
defined and defensible boundaries. 

2019 Update: 
Significant Positives (++/++?) Total: 5 
SA Objectives 4.2 and 4.3 Proximity to 
transport services changes to significant 
positive (++). 
SA Objective 5.1 Provision of the right 
amount, type and tenure of housing to meet 
identified local needs change to x2 
significant positive (++). 

  

Summary: 
HELAA: The site has limited constraints and could be deliverable within 5 years (significant in favour) 
GB3 Study (Purposes): The wider parcel of land makes a significant contribution to one national purpose (moderate against) 
GB3 Study (Harm): The site falls within a moderate high harm parcel (P8a) (moderate against) 
Green Belt boundary: A new Green Belt boundary could be formed with clearly defined and defensible boundaries which would be similar in strength to the existing boundary (moderate weight in favour). 
SA: Identifies three significant positives, The site is a previously developed site. No significant sustainability disadvantages to this site (moderate in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the site Wel3 would result in moderate-high harm to the Green Belt. The site has some existing built development (PDL) and is well screened within a well-treed setting. On this basis, the proposed Green Belt boundary 
would be no weaker than existing boundaries and would be clearly defined and defensible. There is no further opportunity to reduce the harm, although the new boundary would be comparable to the existing. 

Overall Conclusion 
The development of site Wel3 would cause moderate-high harm to the Green Belt. However, Wel3 is partly a previously developed site, which already contains some existing built development and is within a well-treed setting extending 
from the existing inset edge into the open countryside. The new Green Belt boundary which would be formed by the boundaries of this site would be no weaker than existing boundaries and would form clearly defined and defensible 
boundaries. Welwyn is a sustainable location for development and on balance, the site should be considered for allocation. 

Policy Implications 
Amend Green Belt boundary as indicated 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Draft Local Plan 2016 site reference: HS19 HELAA site reference: Wel4 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: Sandyhurst, The Bypass 
 

 

 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL/Part Greenfield 
Achievable: 
Yes 
Estimated capacity: 
30 dwellings 
Impacts/constraints requiring mitigation: 
• Ground Source Protection Zone – appropriate design to prevent pollution 
• Retention of trees and/or compensatory provision to mitigate ecological impact. 
• Mitigate air and noise pollution from A1(M) 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
None 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Contribution to National Purposes: Conclusion: 
The existing Green Belt boundary adjoins 
the site to the north-east consisting of the 
property boundary with Node Way 
Gardens, which is characterised as 
moderate; and to the north-west where 
Digswell Hill (the B197) joins the Welwyn 
By-Pass (a principal A road), which are 
both characterised as strong. 
A new Green Belt boundary formed by 
the boundaries of this site (Parcel 10a – 
Wel 4) could be defined along the south- 
east boundary by a wooded area with the 
A1(M)/J6 exit slip road beyond 

Significant positives (++) Total: 6 
4.2 : Reduction of greenhouse gas emissions from 
transport: 
Proximity to transport services 
Within 400m of 5 bus stops. 
4.3 : Helping to avoid/reduce air pollution: 
It is within 400m of five bus stops with a good level of 
services. 
4.4 : Protection/enhancement of open space and 
landscape character: 
Site is partly PDL. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs: x2 
Affordable Housing 
Site could deliver 30% affordable housing. 

Sequential Test result: Advantages: 
Limited or no contribution to any of the national purposes Pass Site is within Flood None 
Physical and visual openness: Zone 1  

Physical openness mixed - Residential building and access road; well wooded 2019 Update: Disadvantages: 
visual openness low; partly developed and partly tree covered No change None 
Potential for Cumulative Impact   
Adjoins Welwyn and does not form part of a group   

GB3 Site falls within Parcel P10   

Contribution to Green Belt purposes   

P3: Significant contribution to Safeguarding the countryside from encroachment-   
Aside from the new housing estate at the centre of the parcel, the developed   

area is well contained by woodland surrounded by open fields; these areas   

contain the characteristics of the countryside, making a more significant   

contribution   
Assessment of Potential Harm   

Parcel 10 (all of parcel) Moderate   
 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

High Woodland and parkland play an important role in visually containing the 
recent housing development, maintaining separation from Welwyn and limiting 
perception from the A1M. 
Release of the whole parcel would however have a limited impact on the 
integrity of the wider Green Belt due to the extent of existing urbanisation within 
the parcel and its relative containment by existing development, the A1M and 
woodland. 
Parcel 10a Site ref: Wel4 – Moderate -Low 
The site's location is contained by residential development to the north and west 
and the A1M to the east. To the south the land is more open but contained 
between the motorway and the B197, so would not significantly weaken Green 
Belt. Release of the site would lead to a similarly strong Green Belt boundary. 

(strong) and small woodland area to the 
south-west (moderate). Overall these 
would be no weaker than existing 
boundaries and would form clearly 
defined and defensible boundaries. 
The GB Study considers an alternative 
boundary further south. However, land to 
the SW of Wel4 extends beyond the 
southern-most urban edge of Welwyn and 
it performs a useful purpose helping to 
maintain the physical and visual 
separation. 

6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –) Total: 0 
 
2019 Update: 
Significant Positive (++/++?) Total: 5 
SA Objective 4.4 Protection/enhancement of open 
space and landscape character changed from 
significant positive (++?) to minor positive (+?) 

  

Summary: 
HELAA: The site has limited constraints which require mitigation and the site would be deliverable within 5 years (significant in favour) 
GB3 Study (Purposes): Significant contribution to one national purpose (moderate against) 
GB3 Study (Harm): Site falls within moderate-low sub-parcel P10a (minor against) 
Green Belt boundary: A new Green Belt boundary could be formed with clearly defined and defensible boundaries which would be similar in strength to the existing boundary (moderate in favour) 
SA: 5 significant positives and no negatives (significant in favour) 
Flood Risk: Passes Sequential Test 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
Although releasing the whole of Parcel 10 would result in Moderate-High harm, the release of P10a directly associated with this site, would result in Moderate-Low harm. The site is bounded by the main settlement to the north and west 
and is also bordered by the A1M to the east. The site is heavily wooded, with only a small existing gap to the south west. To strengthen the boundary along the south western edge, a relatively limited amount of further landscaping/tree 
planting could easily close the gap and mitigate further any harm. It is considered that release of the site would lead to the creation of a Green Belt boundary of similar strength to the existing boundary. 

Overall Conclusion 
The release of Parcel 10a comprising entirely of Wel4 would result in moderate-low harm to the Green Belt. The strengthening of the boundary to the south west through planting would further strengthen the boundary and reduce the 
visible harm through screening the development more effectively. There are no significant negatives resulting from the Sustainability Appraisal, only positives and no strategic disadvantages. Welwyn is a sustainable location for 
development and on balance, it is considered that the site should be allocated. 

Policy Implications 
Amend the Green Belt boundary as indicated with the southern edge reaching no further than the existing extent of the settlement. 

 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Wel6 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: Land at Kimpton Road  
Urban/Green Belt: 
Green Belt  

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes (subject to highway upgrades and permeability to Wel1 and Wel2 to the south) 
Estimated capacity: 
14 dwellings 
Impacts/constraints requiring mitigation: 
• Bridge improvements and highway upgrades 
• Potential land remediation 
• Ground Source Protection Zone 
• Archaeological Assessment at planning application stage or pre-determination stage 
• Noise mitigation measures 
Delivery timescales: 
6-15 years 
2019 HELAA Update: 
The site previously failed Stage 1 in 2016 because the site was not within or adjoining a settlement excluded 
from the Green Belt. In the 2019 HELAA it was concluded that if sites Wel1 and Wel2 came forward, Wel6 
would adjoin the settlement of Welwyn. 
Wel6 is only considered achievable if highway upgrades in the wider area can be delivered (dependent on 
sites Wel1 & Wel2). 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 41): Existing: 
The site is currently washed over by the 
Green Belt. The existing Green Belt 
boundary to the south consists of the 
urban edge of Welwyn village (strong) 
Proposed: 
The site forms a group with Wel1, Wel2 
and Wel15. 
Release of Parcel P7 
A new Green Belt boundary could follow 
the borough boundary to the north formed 
by property boundaries and wildlife site 
(moderate/weak), urban edge to the 
south (strong), 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas 
emissions from transport? 
Within 400m of bus stops providing a six day 
a week service. 
4.3 Avoid and reduce air pollution 
Within 400m of bus stops providing a six day 
a week service. 
5.1 Provide the right amount, type and 
tenure of housing to meet identified local 
needs? (x2) 
The site could accommodate 20% affordable 
dwellings and 20% accessible and adaptable 
dwellings. 

Sequential Test result: Advantages: 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements. It forms part 
of a network of parcels to provide a strategic gap between Welwyn Garden City 
and Harpenden. 
GB2 (Wel6): 

Pass – site is within Flood Zone 
1 
2019 Update: 
No change 

None. 
 
Disadvantages: 
None. 

Contribution to National Purposes: 
Partial contribution to safeguarding the countryside from encroachment. The site 
exhibits strong countryside characteristics and is free from 
encroachment/development. 

  

Limited or no contribution to the merging of neighbouring towns and preserving 
the setting and special character of historic towns. 

  

Physical and visual openness:   

Low visual openness, the parcel is enclosed due to shrubs and tree line.   



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB3 (Site falls within Parcel 7): 
Contribution to Green Belt Purposes 
The parcel makes a significant contribution to safeguarding the countryside from 
encroachment – the land contains the characteristics of open countryside which 
is mostly open. It relates strongly to the wider countryside to the west. 
Limited or no contribution to preventing the merging of neighbouring towns and 
preserving the setting and special character of historic towns. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 7 (release of the parcel as a whole) – Moderate-high 
Release of the parcel would lead to encroachment of the countryside, 
particularly to the south west and lead to some impact on the remaining Green 
Belt land to the south west. 
Parcel 7a (release of Stage 2 sites Wel1/Wel2/Wel6/Wel15 in isolation or in 
combination) – Moderate-high 
Release of the sites either in isolation or in combination would lead to 
encroachment into the countryside. Wel6 would not be released in isolation as it 
does not lie adjacent to the inset urban edge of Welwyn. The strength of the 
remaining Green Belt boundary would be similar to the existing boundaries. 

Codicote Road/B656 to the east (strong) 
and field boundary/Wel1 which would be 
reinforced by post development features 
(weak/moderate) 
Release of Parcel P7a 
A new Green Belt boundary could be 
formed by the boundaries of existing 
properties to the north and east 
(moderate), no definable boundary to the 
west (weak), Wel1 would form the 
boundary to the south 

6.6 Provide access to training, skills 
development and lifelong learning to 
meet identified needs 
The site is within 1400m of education 
establishments. 
Significant negatives (– –/(– –?) Total: 2 
4.5 Conserve and enhance the Borough’s 
character, sense of place and local 
distinctiveness, historic environment, 
heritage and cultural assets, and their 
settings? 
The site is within 250m of a Grade II listed 
building and area of archaeological 
significance and between 250m and 1000m 
of Welwyn Conservation Area and other 
Grade II listed buildings. 
Mitigation: 
Proposals should sustain and enhance 
heritage assets and respect the character, 
appearance and setting of the asset. 
4.6 Protect and enhance biodiversity and 
geodiversity, taking into account the 
impacts of climate change? 
The site is less than 250m of Singlers 
Marsh/Fulling Mill Lane Meadow LWS and 
LNR and Danesbury Park LWS and LNR. 
Mitigation: 
Proposals should seek to protect and 
enhance ecological assets and the 
borough’s natural and historic landscape. 

  

Summary: 
HELAA: Deliverable within 6-15 years (moderate/minor in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose (moderate against) 
GB3 Study (Harm): Site falls within moderate-high harm sub-parcel 7a (moderate against) 
Green Belt boundary: Release of Parcel 7 would result in a Green Belt boundary which would be similar in strength (moderate in favour) and release of Parcel 7a would result in a partially weaker boundary but would be clearly 
defined (minor in favour). 
SA: The site has more than two times as many significant positives than significant negatives (moderate in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: None. 
Strategic Disadvantages: None. 



Calverton Test 
The release of Parcel P7a would result in moderate-high harm to the Green Belt, however Wel6 could not be released in isolation as it does not lie adjacent to the inset urban edge of Welwyn. The presence of existing development on 
two sides and beyond the western boundary of the site means that the site is relatively well contained. Parcel P7a does not make any contribution to three of the national purposes and the strength of the Green Belt boundary would be 
similar to the existing boundaries. The new Green Belt boundary could follow Codicote Road/B656, excluding Singlers Marsh/Fulling Mill Meadow Wildlife Site to form a strong defensible boundary, limiting the harm to the openness of 
the Green Belt. It should be noted that if Wel6 came forward with Wel1, Wel2 and Wel15, the site would be entirely enclosed except for land to the west in neighbouring North Herts District, albeit the remaining parcel of land is small and 
entirely enclosed by residential development. On this basis there are limited opportunities to further reduce impacts. 

Overall Conclusion 
Development of Wel6 is dependent on the delivery of highway upgrades and allocation of the neighbouring sites Wel1, Wel2 and Wel15. Development of Wel6 in combination with sites Wel1/Wel2/Wel15 would lead to encroachment of 
the countryside. Whilst the release of the wider parcel would lead to some impact on the remaining Green Belt land to the south west, the wider parcel would create a clear, logical boundary with boundaries which are similar in strength 
to the existing. The settlement of Welwyn is sustainable with strategic advantages associated with bringing this site forward, particularly assisting in funding and delivering a new bridge, highway upgrades and car parking for the 
cemetery, On balance, the site is considered suitable for allocation, in combination with sites Wel1, Wel2, and Wel15. 

Policy Implications 
Amend Green Belt boundary as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 



Draft Local Plan 2016 site reference: HS18 HELAA site reference: Wel11 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: The Vineyards Urban/Green Belt: 
Green Belt 

 

 

PDL/Greenfield: 
Part PDL/Part Greenfield 
Achievable: 
Yes 
Estimated capacity: 
30 dwellings 
Impacts/constraints requiring mitigation: 
• Visibility splays to Codicote Road 
• Ground Source Protection zone – appropriate design to prevent pollution 
• Mitigate noise pollution from Codicote Road 
• Mitigate ecological impacts 
Delivery timescales: 
0-5 years 
2019 HELAA Update: 
No change 

 
Green Belt Study Review (Parts 1, Parts 1, 2 

and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Contribution to National Purposes: Conclusion: 
The existing Green Belt boundary adjoins 
the site to the south-east consisting of 
property boundaries (Carleton Rise) with 
established trees, which is characterised 
as moderate. 
A new Green Belt boundary formed by 
the boundaries of this site would consist 
Of Codicote Road (the B656) to the 
south-west (strong); and an established 
hedgerow/tree belt (moderate) to the 
north-east and north-west. 
These would be no weaker than existing 
boundaries and would form clearly 
defined and defensible boundaries. 

Significant positives (++) Total: 5 
4.2 : Reduction of greenhouse gas emissions 
from transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within 400m of four bus stops. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local 
needs(x2): 
Site could deliver affordable housing. 
Site could make provision for accessible and 
adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Mitigation: 
The scale, layout and design of development should 
seek to reduce significant effects on settlement 
pattern and local distinctiveness 

Sequential Test result: Advantages: 
Partial for safeguarding the countryside from encroachment. Site exhibits some 
countryside characteristics (but the extended site also includes residential 
buildings and a clinic building along the boundary with Codicote Road). 
Physical and visual openness: 
Physical openness high (north-eastern part) - no development on this part of 
site. (Urban elements in south-western part of the site). Visual openness low but 
potential for medium to long range views into the site. 

Pass – Site is within Flood 
Zone 1 
2019 Update: 
No change 

None 
 
Disadvantages: 
None 

Potential for Cumulative Impact   

Site does not form part of a group   

GB3-Site falls within Parcel 96   

Contribution to Green Belt Purposes   

P2 Limited or no contribution to preventing the merging of neighbouring towns   

P3 Significant contribution to safeguarding the countryside from encroachment.   

The land contains the characteristics of open countryside, comprising mostly 
undeveloped arable fields. Some low density development within parcel, 
including a church. However, land is mostly open and interspersed with mature 
vegetation. Relates strongly to the wider countryside in the west. 

  

Parcel 4 limited or no contribution to preserving the setting and special character 
of historic towns 

  

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic 
advantages and 
disadvantages 

Assessment of Potential Harm (relevant scenarios) 
Parcel 96 - Release of all of parcel as a whole or in part, which matches the site 
under consideration (Wel11/ HS18). Moderate 
The parcel is largely open and rural, therefore its release would lead to 
encroachment on the countryside. However, as the parcel is contained to the 
south east by the urban area of Welwyn and to the north by the Danesbury Park 
Local Nature Reserve the harm to the wider Green Belt that could result from 
release of the parcel is limited. 

 Significant negatives (– –) Total: 2 
4.4: Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement 
pattern. 
Mitigation: 
The scale, layout and design of development should 
seek to reduce significant effects on settlement 
pattern and local distinctiveness. 

 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of Local Wildlife Sites. 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection /enhancement of 
biodiversity and good design 
2019 Update: 
Significant Positives Total: 6 
SA Objective 5.1 Provision of the right amount, type 
and tenure of housing to meet identified local needs 
changes to (x2) significant negative. 

 
Significant Negatives Total: 1 
SA Objective 4.4 changes from significant negative(- 
-) to minor negative (-). 

  

Summary 
HELAA: The site would be deliverable within 5 years (significant in favour) 
GB3 Study (Purposes): Partial contribution to P3 only (minor in favour) 
GB3 Study (Harm): Release of the site would result in Moderate Harm. (minor against) 
Green Belt boundary: A new Green Belt boundary could be formed with clearly defined and defensible boundaries which would be similar to the existing boundary (moderate in favour). 
SA: The site is partly a previously developed site and is accessible to a good level of bus services. The site lies close to wildlife sites and a LNR/ancient woodland but ecological (and environmental) mitigation is achievable. More than 3 
times double positives (++/++?) than double negatives (--/--?) (significant in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Low – Moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of P96 will result in moderate harm to the Green Belt. However, as the parcel is contained to the south east by the urban area of Welwyn and to the north by the Danesbury Park Local Nature Reserve the harm to the 
wider Green Belt that would result in the release of the site would be limited. It is also considered that the Green Belt boundaries resulting from release of the site would be comparable to the existing boundaries. On this basis, there are 
limited opportunities for mitigating any impacts. 

Overall Conclusion 
The entire parcel forms a clearly defensible boundary if it were to be released. This consists of a strong boundary to the south west (the B656) property boundaries to the south east and an established belt of trees around the remainder 
of the site. Therefore, it would be no weaker than existing. Welwyn is a sustainable location, the site performs well in the Sustainability Appraisal, with significant positives outweighing negatives by more than 2:1, and with any impact on 
the wider Green Belt considered to be limited. On balance it is considered that the site should be allocated. 

Policy Implications 
Amend the Green Belt as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 

 



 
 

Site location: Linces Farm – Land west of Wilshere Road and north of School Lane HELAA site reference: Wel14b 

Draft Local Plan 2016 site reference: N/A 
Housing & Employment Land Availability Assessment 

Settlement: Welwyn 
 

 

 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
20 dwellings (on limited site of 1ha) 
Impacts/constraints requiring mitigation: 
• Highways capacity constraints – School Lane 
• Topography of the site would need to be considered in the design and layout. 
• Mitigate heritage impacts (Listed buildings) 
• An Archaeological Assessment will be required at pre-application or planning application stage 
• SuDs required for surface water management 
• Waste water infrastructure upgrades 
Delivery timescales: 
1-5 years (subject to waste water network upgrades) 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 41) 
Strategic Gap 
Parcel 41 makes little or no contribution to preventing neighbouring towns from 
merging. 
Site was not covered by GB2 study. 
GB3 (Site falls within Parcel 8): 
Contribution to Green Belt Purposes 
Limited or no contribution to preventing he merging of neighbouring towns – 
the parcel does not lie between 1st tier settlements. 
Significant contribution to safeguarding the countryside from encroachment – 
characteristics of open countryside and lacks significant amounts of urbanising 
development. 
Limited or no contribution to preserving the setting and special character of 
historic towns. (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 8 (all of parcel) – High 
Whilst the parcel (Parcel 8) extends across a much wider area of countryside 
than the site (Wel14b) there is not considered to be opportunity to reduce the 
harm if only allocating a smaller parcel. The wider parcel is open and rural in 
character and release of this land would lead to encroachment onto the 
countryside. Release would not strengthen the Green Belt boundary and 
would weaken the integrity of adjacent open land. 

Existing: 
The existing Green Belt boundary adjoins 
the site to the east and comprises the 
urban edge of Welwyn Village (strong). 
Proposed: 
A new Green Belt boundary formed by 
the boundaries of this site would consist 
of School Lane (an unclassified road) to 
the south and would include allocated site 
Wel3 (moderate), there are no definable 
boundaries to the north or west. (weak) 

2019 Update: 
Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas emissions 
from transport? 
Site is within 400m of one bus stop providing six day a 
week service. 
4.3 Avoid and reduce air pollution 
Site is within 400m of one bus stop providing six day a 
week service. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could deliver affordable housing and provision for 
accessible and adaptable dwellings 
 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 
The site is within straight line walking distance of local 
education facilities 
 
Significant negatives (– –/(– –?) Total: 0 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1 

Advantages: 
None 
 
Disadvantages: 
None 

 



Summary: 
HELAA: Deliverable within 1-5 years (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and little or no contribution to two national purposes (moderate against) 
GB3 Study (Harm): The site falls within a high harm parcel (P8) (significant against) 
Green Belt boundary: New boundary would be predominantly weaker than the existing boundary and would not be clearly defined (significant against) 
SA: More than 3 times double positives (++/++?) than double negatives (--/--?) (significant in favour) 
Flood Risk: Passes the sequential test 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the site Wel14b, is considered within a larger Green Belt Study Parcel P8. The release of Parcel P8 would result in high harm to the Green Belt and would significantly encroach on the countryside. As there are no physical 
features available to form a clearly defined and defensible boundary to the north or west, there is no further opportunity to reduce the harm. 

Overall Conclusion 
Development of the site Wel14b may be possible within 1-5 years of the plan period once constraints have been overcome. The reduced site area of 1ha (concluded in the HELAA 2019 to be suitable for development) would adjoin 
allocated site Wel3. The development of Wel3 would encroach no further into the Green Belt than the already formed physical boundaries of the site, however, if Wel14b were to be allocated alongside Wel3 the adverse impacts on the 
Green Belt are considered to outweigh the benefits of the site. This site should not be considered for allocation. 

Policy Implications 
None 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Wel15 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: Fulling Mill Lane Urban/Green Belt: 
Green Belt 

 

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes: 
Estimated capacity: 
14 dwellings 
Impacts/constraints requiring mitigation: 
• Site density reduced significantly due to the close proximity of the conservation area. 
• A preliminary archaeological assessment will be needed to accompany a planning application 
• Thames water upgrades likely to be required. 
• An ecological assessment will also be required 
• Access and egress will need to be considered due to the flood plain with the compiling of a joint flood 

emergency/evacuation plan for the sites in this area 
• Highway upgrades will be required in tandem with the construction of a new two way vehicular bridge 

across the River Mimram 
Delivery timescales: 
1-10 years 
2019 HELAA Update: 
Work has been undertaken to further investigate flood risk on the access and viability of bringing forward 
bridge and highway upgrades. In terms of flood risk, it is recommended that at pre-application/planning 
application stage evidence will be needed to demonstrate how safe access and egress can be provided during 
flood events, as part of a site-specific FRA. A flood warning and evacuation plan for the group of sites should 
also be developed, utilising the Environment Agency’s flood warning service. Current evidence indicates that 
this will be achievable. In terms of the previous uncertainty surrounding the provision of necessary land for the 
highway upgrades, the third party landowner has indicated a willingness to enter into a Memorandum of 
Understanding with the promoter, with a view of reaching agreement if the site is allocated/taken forward for 
development. 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 
The parcel does not fully separate neighbouring 1st tier settlements. It forms part 
of a network of parcels to provide a strategic gap between Welwyn Garden City 
and Harpenden. 
GB2 
Contribution to National Purposes: 
P3: Significant in safeguarding the countryside from encroachment and 
P4 To preserve setting and special character of historic towns- site directly 
adjacent to Welwyn Conservation Area to south and south east. 

Existing: 
The existing Green Belt boundary adjoins 
the site to the south and consists of an 
established tree belt with minor gaps 
along property boundaries (in Ellesfield 
And Riverside), which are characterised 
as moderate. 
Proposed: 
The proposed new Green Belt boundary 
consisting of Fulling Mill Lane (an 

Significant positives (++) Total: 5 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within 400m of several bus stops. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs: (x2) 
Affordable housing 
Site could deliver affordable housing. 

Sequential Test result: 
Passes the Sequential 
Test Pass – Site is within 
Flood Zone 1 
Note: Parts of nearby 
Fulling Mill Lane are 
within Flood Zones 2 and 
3. 

Advantages: 
When coupled with the 
other Wel sites in the 
group, this site will help 
provide highway 
upgrades and a new 2 
lane 
Vehicular bridge over the 
River Mimram. 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Physical and visual openness: 
Physical Openness High - Visual openness Mixed/ High - partially enclosed by 
hedgerow, with long distance views from highest western area of the site to east 
and surrounding areas and medium views across the site to the south. 
GB3 (Site falls within Parcel 7): 

unclassified road) to the east (moderate); 
a mature group of trees to the west 
(strong); and an established mixed 
tree/hedge line with gaps and the 
boundary with the church car park to the 
north (moderate) would be no weaker 
than existing boundaries and would form 
clearly defined and defensible 
boundaries. 
Wel15 requires access via Wel2 and 
given the need for highway upgrades, a 
logical approach would be to consider 
Wel15 in the context of Wel1 and Wel2. 
Whilst development of Wel15 (and 
Wel1/Wel2) would occupy a large gap 
between Welwyn and Codicote, it would 
not reduce the physical separation 
between the northern and southern-most 
extent of these villages. 

Dwellings for older people 
Site could make provision for 20% of dwellings meeting 
standards for accessible and adaptable dwellings 
6.6: Provision of training, skills development and 
lifelong learning: 

There is planned 
decommissioning of the 
pumping station which 
will lead to any flood 
impact needing to be 
remodeled. 

 
2019 Update: 
Re-modelling of flood risk 
will be required post 
cessation of abstraction 
to confirm no wider 
impact to nearby 
development sites. 

Opportunity for limited 
wider community benefit - 
provision of parking area 
for the existing cemetery. 

Contribution to Green Belt Purposes 
Parcel 3 - Preventing the countryside from encroachment - Significant 

Site is within walking distance of education 
establishments. 

Disadvantages: 
None 

The land contains the characteristics of open countryside, comprising mostly 
undeveloped arable fields. Development within the parcel comprises residential 
development and a church building which compromises the openness of the 
land within their immediate vicinity but do not represent a significant urbanising 
influence. 

 
Significant negatives (– –) Total: 3 
4.5: Conservation/enhancement of the borough’s 
character, historic environment, and 
heritage/cultural assets: 

 

The density of the development is relatively low and interspersed by mature 
vegetation. The land is mostly open. It relates strongly to the wider countryside 
to the west. No contribution to the other purposes. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 7a (site in combination or singular Wel1, Wel2 and Wel15) Harm - 
Moderate/High. 

Site is adjacent to a Conservation Area and Listed 
Buildings. 
Mitigation: 
Development should conform to Local Plan policies 
related to the protection of heritage assets and good 
design. 

 

Release of Stage 2 sites Wel1/Wel2/Wel6/Wel15 in combination or isolation 
would lead to encroachment on the countryside. In combination the release of 
the sites would lead to encroachment of the countryside to the south west. The 
release of Sites Wel1/Wel2/Wel15 in isolation would result in encroachment of 
the countryside to the south east and south west. The strength of the remaining 
Green Belt boundary would be similar to the existing boundaries. 

4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is adjacent to a Local Nature Reserve/Local Wildlife 
Site. It is within 250m of an additional Local Wildlife 
Site. 
Mitigation: 

 

 Development should conform to Local Plan policies 
related to the protection/enhancement of biodiversity 
and good design. 

 

 
2019 Update: 
Significant negatives (– –) Total: 2 

 

 SA Objective 4.4 Retaining Local Distinctiveness has 
changed from significant negative (--) to minor negative 
(-). 

 

Summary: 
HELAA: Deliverable within 0-10 years (moderate in favour) 
GB3 Study (Purposes): This site contributes significantly to one national purpose (moderate against) 
GB3 Study (Harm): Site falls within moderate-high sub-parcel 7a (moderate against) 
Green Belt boundary: The Green Belt boundary will be no weaker than existing (minor in favour) 
SA: The SA identifies 5 positives and 2 negatives (moderate in favour) 
Flood Risk: Passes the Sequential Test. Access and egress will need to be revisited at application stage due to flooding on Fulling Mill Lane. 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: The site, in combination with adjoining sites Wel1, Wel2, Wel6 and Wel15, could be instrumental in assisting the funding and delivery of highway upgrades and a new 2-way vehicular bridge over the River 
Mimram coming forward and the provision of new car parking for the cemetery. 
Strategic Disadvantages: None 



Calverton Test 
The harm to the Green Belt by releasing this parcel is moderate high leading to encroachment of the countryside. However, the parcel does not contribute towards purposes 1, 2 or 4 and the strength of a new Green Belt boundary would 
be similar to the existing boundaries. It is assumed that parcel Wel15 would be released in combination with Wel1 and Wel2 and so the site would be almost entirely enclosed with only a very small section of the site boundary (to the 
north east) forming a boundary with the Green Belt, which would be formed by the existing road already considered to be of moderate strength. For these reasons there are limited opportunities to mitigate any impacts associated with 
releasing this site. 

Overall Conclusion 
Due primarily to the fact that this site is adjacent to Welwyn Conservation Area, the capacity of this site is 14 dwellings to ensure any impacts are limited. The built up area of Welwyn already extends further north and west and if Wel2 
and Wel1, bordering this site, come forward, this site (Wel15) would be almost entirely enclosed, thus limiting any impact on the Green Belt from this site. The site is likely to make some contribution to the highway upgrades and new 
bridge, given the small number of houses considered suitable for this site. There are no strategic disadvantages to this site coming forward and Welwyn is considered a sustainable location for development. Therefore, the site is 
considered suitable for allocation 

Policy Implications 
Amend the Green Belt as indicated. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Wel16 

Settlement: Welwyn Housing & Employment Land Availability Assessment 

Site location: South of School Lane Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
65 dwellings 
Impacts/constraints requiring mitigation: 
• Topography of the site varies considerably (undulating land) – design and layout will need to consider this 

and mitigate impact on amenity of surrounding properties and Conservation Area views in Welwyn. 
• Highways capacity issues on School Lane. 
• Buffer for OH power lines 
• Waste water infrastructure upgrades 
• Potential for air quality concerns – air quality survey required at planning application stage. 
Delivery timescales: 
1-5 years (subject to delivery of waste water network upgrades) 
2019 HELAA Update: 
In 2016 a larger site was not considered suitable as the achievability of development was constrained by the 
lack of opportunity to deliver sufficient road widening along School Lane. 
However, the smaller site promoted in 2019 was considered suitable on highway grounds. 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal 
 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 41) Existing: 
The existing Green Belt boundary adjoins 
the site to the north consisting of property 
boundaries (School Lane) – (moderate). 
Proposed: 
The proposed Green Belt boundary 
created through the release of this site 
would comprise Whitle Hill lane and 
School Lane (moderate). There is no 
definable or physical boundary features to 
the west. (Weak). 

2019 Update: 
Significant positives (++/++?) Total: 3 
5.1 Provide the right amount, type and 
tenure of housing to meet identified local 
needs? (x2) 
Site could deliver affordable housing and 
make provision for 20% accessible and 
adaptable dwellings. 
6.6 Provide access to training, skills 
development and lifelong learning to 
meet identified needs 
Site is within straight line walking distance 
(1400m) of local education facilities. 
Significant negatives (– –/(– –?) Total: 0 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 41 makes little or no contribution to preventing neighbouring towns from 
merging. 

Pass – Site is within Flood Zone 
1 

None 
 
Disadvantages: 

GB2 (Wel16): 2019 Update: None 
Contribution to National Purposes: Site not assessed in 2016.  
Significant contribution to assisting in the safeguarding of the countryside from 
encroachment. 

  

Limited or no contribution to any other national purposes.   

Physical and visual openness:   

The site has high levels of physical openness with no development and 
mixed/high levels of visual openness with extensive views into the wider 
countryside which are partially restricted due to the topography of the site. 

  

GB3 (Site falls within Parcel 8):   

Contribution to Green Belt Purposes   



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Limited or no contribution to preventing the merging of neighbouring towns – the 
parcel does not lie between 1st tier settlements. 
Significant contribution to safeguarding the countryside from encroachment – 
characteristics of open countryside and lacks significant amounts of urbanising 
development. 
Limited or no contribution to preserving the setting and special character of 
historic towns. (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 8c (sites Wel14 or Wel16) – High 
Wel16 has a rising topography which creates distinction from the inset 
settlement of Welwyn, there would also be increased containment of open land 
to the south and east. 

    

Summary: 
HELAA: The site could come forward within the first five years of the plan period (significant in favour) 
GB3 Study (Purposes): The wider parcel of land makes a significant contribution to one national purpose and limited or no contribution to two national purposes (moderate against) 
GB3 Study (Harm): The site falls within a high harm parcel (P8c) (significant against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary and is not clearly defined (minor against) 
SA: Identifies three significant double positives and no significant negatives (significant in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
A larger site was promoted and reviewed in the HELAA 2016, this site was considered in its entirety to result in high harm to the Green Belt. To minimise the harm to the lowest practicable extent, the 2019 promotion has limited the area 
of release to the north-eastern part of the wider site Wel16. This reduced site area of 3.3ha would reduce the extent to which the urban area of Welwyn would encroach on the countryside, however, it is considered that the harm to the 
Green Belt would still be high with limited opportunities for defining/ creating a strong boundary. There are no further opportunities to reduce the harm. 

Overall Conclusion 
The promoted site limits the development area, to reduce the extent to which the urban area of Welwyn would encroach on the countryside. However, as there is no definable physical boundary the development of this site would result in 
a weak boundary. Development of site Wel16 would cause high harm to the Green Belt and encroach onto the countryside south of Welwyn. Wel16 makes a significant contribution the wider Green Belt in this area and the lacks the 
opportunity to form clearly defined and defensible boundaries. As such, the Green Belt boundaries established by the development of this site would be weaker than the existing and lack of any definable physical features. There is no 
opportunity to limit the scale of encroachment onto the countryside in this area by reducing the area of this site. The benefit of taking a larger area of land out of the Green Belt to create a more logical, clearly defined and defensible 
Green Belt boundary, such as land to the south of Whitehill (which would be relatively contained by the release of this site) is not justified. Whilst Welwyn is considered to be a sustainable location, on balance, the significant adverse 
impact on the purposes of the Green Belt are considered to outweigh any benefits of developing the site. This site should not be considered for allocation. 

Policy Implications 
None 



Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Digswell 
 

For Digswell, no sites passed Stages 1 and 2 of the Site Selection process and therefore no sites have been considered further in 
the Sites Selection Background Paper. 



 

Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Lemsford 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: StL13 

Settlement: Lemsford Housing & Employment Land Availability Assessment 

Site location: Land at Stanborough, south of Lemsford village Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: Yes 
Estimated capacity: 
27 dwellings 
Impacts/constraints requiring mitigation: 
• Suitable access and highway upgrades. Possible consolidated single primary point of access with adjacent 

site (StL16) 
• Within Ground Source Protection Zone 3 
• Preliminary site investigation to ascertain if any remediation is required 
• Emergence/re-entry activity survey required to determine presence of bats and a terrestrial habitat survey 

to determine presence of Great Crested Newts 
• Potential for archaeological interest on site. Archaeological Assessment required at either pre-application 

or pre-determination stage. 
• Mitigate heritage impact (Heritage Statement/Impact Assessment required) 
• Landscape buffer to adjoining Wildlife Site 
• Wastewater infrastructure upgrades 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
• A smaller site was previously promoted which failed Stage 1 of the HELAA because the site was not within 

or adjoining a settlement excluded from the Green Belt. 
• StL13 is now being assessed as Lemsford is proposed to be inset from the Green Belt. 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk 
Sequential Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 43B): Existing: 
The site is currently washed over by the 
Green Belt. The washed over village of 
Lemsford is proposed to be inset from the 
Green Belt. 
Proposed: 
New Green Belt boundaries would be 
identified around the village would be 
clearly defined with the exception of the 
southern/south western boundary. The 
properties to the north and west of the 
site would form a moderate boundary and 
the fragmented hedgerow to the south 
would form a weak boundary 

2019 Update: Sequential Test result: Advantages: 
Strategic Gap 
Parcel 43b makes a significant contribution to the strategic gap between 
Welwyn Garden City and Hatfield with Harpenden. 

Significant positives (++/++?) Total: 5 
4.2: Significantly reduce greenhouse gas emissions 
from transport (x2) 

Pass – within Flood 
Zone 1 

None 
 
Disadvantages: 

Not covered by GB2 study Site is within 1400m of Burrowfields Employment Site 2019 Update: None 
GB3 (Site falls within Parcel P35): 
Contribution to Green Belt Purposes 

Site is within 400m of two bus stops providing a six day 
week service. 

No change  

Limited or no contribution to the merging of neighbouring towns – the parcel lies 
between the settlements of Harpenden to the west and Welwyn Garden City to 
the east. The settlements of Wheathampstead and Stanborough lie between the 
first tier settlements reducing the rural separation a little. Significant contribution 
to safeguarding the countryside from encroachment– the parcel lacks any 
urbanizing features and is spatially open. 

4.3: Avoid and reduce air pollution (x2) 
Site is within 1,400m of Burrowfields Employment Sites 
Site is within 400m of two bus stops providing a six day 
week service. 
5.1: Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 

  



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Limited or no contribution to preserving the setting and special character of 
historic towns 
Assessment of Potential Harm (relevant scenarios): 
Parcel 35a (release of field on western side of parcel alongside release of 
existing washed over village Lemsford, site StL13) – moderate. 
The well contained nature of the settlement of Lemsford effectively limits the 
harm that would result in its release with Brocket Hall Registered Park and 
Garden to the north and Lemsford Springs and Lemsford Mead Local Wildlife 
Site to the south. In relation to the site in question, the grazed land on the 
western side of the parcel has a stronger relationship with existing built 
development and a weaker relationship with the river corridor, thus limiting the 
extent of any harm. 

The southern boundary could be 
strengthened by post-development 
features. 

The site could accommodate 35% affordable dwellings 
and 20% accessible and adaptable dwellings. 

6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 
The site is within 1,400m of a number of education 
establishments 
Significant negatives (– –/– –?) Total: 1 
4.6: Protect and enhance biodiversity and 
geodiversity, taking into account the impacts of 
climate change? 
Within 250m of Lemsford Mead, Lemsford Springs and 
Brocket Park LWSs. 
Mitigation: 
Appropriate protection, enhancement and management of 
ecological assets. Conserve and enhance the natural and 
historic landscape. 

  

Summary: 
HELAA: Delivery within 1-5 years (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose (moderate against) 
GB3 Study (Harm): Release of Parcel 35a would lead to moderate harm (minor against) 
Green Belt boundary: The new Green Belt boundary around Lemsford is yet to be established, but the settlement is proposed to be released from the Green Belt. A new Green Belt boundary could be formed which would be partially 
weaker but could be clearly defined (minor in favour). 
SA: Identifies five significant positives and one significant negative i.e. more than 3 times double positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: low – moderate (moderate in favour). 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of site StL13 would result in moderate harm to the Green Belt. Lemsford has a well contained setting that contributes to some retention of rural character but which also limits the extent of the harm that would result 
from its release. Parcel 35a is contained to the north by Brocket Hall Registered Pak and Garden and Lemsford Springs and Lemsford Mead LWS to the south. Provision of a landscape belt to the south of the parcel could minimise the 
harm to the openness of the Green Belt. The south east of the site could be reinforced with a landscape belt to create a defensible boundary. 

Overall Conclusion 
StL13 is adjacent to promoted site StL16. Release of Parcel 35a and the settlement of Lemsford would result in moderate harm with a partially weaker boundary. The site is identified in the Green Gap Assessment as being within the 
gap between Welwyn Garden City, Lemsford and Stanborough. Development of StL13 would expand the village of Lemsford but would not affect the sense of separation between the villages and Welwyn Garden City. Development of 
StL13 wouldn’t make a significant contribution to encroachment into the countryside and the extent of the harm is limited due to the well contained setting of Lemsford. The developable area has been reduced to take account of the close 
proximity of the adjacent Grade II listed building and allow views from the Old Cottage down towards the river. On balance, due to the relatively limited harm to the Green Belt and contained nature of the settlement, the site is 
considered suitable for allocation. 

Policy Implications 
Lemsford would be required to be inset from the Green Belt and care taken to establish new Green Belt boundaries using existing physical features and ensure appropriate consideration is afforded to any Green Gap policy requirements 



Draft Local Plan 2016 site reference: N/A HELAA site reference: StL16 

Settlement: Lemsford Housing & Employment Land Availability Assessment 

Site location: Land adjacent Lemsford School  
2019 Update: 
Urban/Green Belt:  

 

Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
14 dwellings 
Impacts/constraints requiring mitigation: 
• Possible consolidated single primary point of access with adjacent site (StL13) 
• Air quality and noise surveys and reports required at planning application stage 
• Potential contamination within 200m, possible preliminary site investigation required 
• Within Total Catchment Ground Source Protection Zone 
• Archaeological Assessment at planning application or pre-determination stage 
• Buffer to adjacent Wildlife Site 
• Mitigate heritage impacts on adjacent Grade II listed cottage 
Delivery timescales: 
1-5 years 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 43B): Existing: 2019 Update: 2019 Update: Advantages: 
Strategic Gap 
Parcel 43B makes a significant contribution to the strategic gap between 
Welwyn Garden City and Hatfield with Harpenden. 
Site was not covered by GB Stage 2 study 
GB3 (Site falls within Parcel 36): 
Contribution to Green Belt Purposes 
Limited or no contribution to preventing the merging of neighbouring towns – the 
parcel lies between Harpenden and Welwyn Garden City. The gap is relatively 
wide and Brocket Hall parkland plays a significant role in preserving the gap. 
Significant contribution to safeguarding the countryside from encroachment – 
the parcel lacks urbanising development and is spatially open. 

The site is currently washed over by the 
Green Belt. The washed over village of 
Lemsford is proposed to be inset. 
Proposed: 
New Green Belt boundaries would be 
identified around the village. There would 
be no definable boundary to the south 
east of the site (weak). Post development 
features would be relied on. 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas 
emissions from transport? 
The site is within 400m of bus stops 
4.3 Avoid and reduce air pollution 
The site is within 400m of bus stops 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
The site could accommodate 35% affordable dwellings 
and could provide 20% accessible and adaptable 
dwellings. 

Sequential Test result: 
Pass – within Flood Zone 
1 

None. 
 

Disadvantages: 
None. 

Partial contribution to preserving the setting and special character of historic 
towns (Welwyn Garden City) – the River Lea valley in this area forms an open 
rural setting. 
Assessment of Potential Harm (relevant scenarios): 

 6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 
The site is within straight line walking distance 
(1400m) of local education facilities. 

  

Parcel 36 (release of all or part of parcel) – High     



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

The release of the parcel, either in isolation or as an expansion of Lemsford, 
would encroach into the countryside or weaken the gap to Stanborough. The 
relationship between WGC and its rural surroundings would be weakened. 

 Significant negatives (– –/ (– –?) Total: 1 
4.6 Protect and enhance biodiversity and 
geodiversity, taking into account the impacts of 
climate change? 
The site is adjacent to Lemsford Mead LWS and is 
within 250m of Lemsford Springs LWS and within 
500m of Brocket Park North LWS. 
Mitigation: 
Appropriate protection, enhancement and 
management of ecological assets. Conserve and 
enhance the borough’s natural landscape. 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate against) 
GB3 Study (Harm): Release of Parcel 36 from the Green Belt would lead to high harm (significant against) 
Green Belt boundary: Proposed boundaries would be partially weaker than the existing boundaries but could form clearly defined and defensible boundaries (minor in favour) 
SA: The site has more than three times as many double positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: low – moderate (moderate in favour). 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
StL16 falls within the wider parcel P36, which would result in high harm if released. The development of the site would result in the need to release a larger area of land from the Green Belt, as part of the proposal to inset Lemsford from 
the Green Belt and thus increase the level of harm. The site is relatively well contained on three sides by the adjacent school, property boundaries/public right of way and Lemsford Village, however it does fall within an important gap 
between Lemsford and Stanborough, where release of the site would compromise this gap and weaken the relationship between Welwyn Garden City and its rural surroundings. On this basis, there are limited opportunities to minimise 
harm to the Green Belt 

Overall Conclusion 
StL16 is adjacent to promoted site StL13. The site is identified in the Green Gap Assessment as being within the gap between Welwyn Garden City, Lemsford and Stanborough. Development of StL16 would expand the village of 
Lemsford and would weaken the sense of separation between the two villages, leading to high harm to the Green Belt and compromise the relationship between Welwyn Garden City and its rural surroundings and would involve a larger 
area of land being inset from the Green Belt at Lemsford. Given the high harm on the Green Belt, the site is not considered suitable for allocation. 

Policy Implications 
None 



 

Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Stanborough 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: StL1 

Settlement: Stanborough Housing & Employment Land Availability Assessment 

Site location: Stanborough Triangle Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
90 dwellings 
Impacts/constraints requiring mitigation: 
• Major access required with ability to service refuse, emergency and delivery vehicles 
• Sloping topography – design and layout to reflect this and mitigate impact on amenity of surrounding 

properties 
• Potential for air quality concerns from A1(M), air quality survey and report required 
• SuDs required for surface water management 
• Majority of site lies within an Area of Archaeological Significance. Archaeological Assessment required at 

either pre-application or pre-determination stage. 
• Buffer required to the Wildlife site to the north 
• Wastewater upgrades 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
• The site previously failed Stage 1 of the HELAA in 2016 because the site was not within or adjoining a 

settlement excluded from the Green Belt. 
• StL1 is now being assessed as Stanborough is proposed to be inset from the Green Belt. 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 43B): 
Strategic Gap 
Parcel 43B makes a significant contribution to the gap between Welwyn Garden 
City and Hatfield. 
Site not covered by GB Stage 2 Study 
GB3 (Site falls within Parcel P38): 
Contribution to Green Belt Purposes 
Limited or no contribution to the merging of neighbouring towns – Stanborough 
lies between the first tier settlements, reducing rural separation, but the gap is 
relatively wide and the presence of existing development on three sides of the 
site in question limits any contribution. 
Significant contribution to safeguarding the countryside from encroachment. The 
land contains the characteristics of open countryside comprising a single 
pastoral field. 

Existing: 
The site is currently washed over by the 
Green Belt. However, the washed over 
village of Stanborough is proposed to be 
inset from the Green Belt. 
Proposed: 
New Green Belt boundaries would be 
identified around the village. Great North 
Road and Brocket Road would form 
strong boundaries to the east and west. 
The hedgerow to the north of the site 
would form a moderate boundary. 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas 
emissions from transport? 
Site is within 400m of three bus stop routes 
4.3 Avoid and reduce air pollution 
Site is within 400m of three bus stop routes 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could accommodate 35% affordable housing and 
make provision for accessible and adaptable 
dwellings. 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 

Sequential Test result: 
Pass - within Flood Zone 
1 
2019 Update: 
As above – site not 
assessed in 2016. 

Advantages: 
Site promotion includes a 
proposal for a local scale 
retail unit. Whilst it is 
unclear if this would be 
delivered, a new local 
scale retail unit may be 
beneficial to the wider 
community. 
Disadvantages: 
None. 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 38 (all or part of parcel, in combination with release of Parcel 39) – 
Moderate 
Presence of development on three sides means that release would cause little 
harm to the wider Green Belt. It is proposed that Stanborough is inset to the 
Green Belt. 

 Within 1400m of 7 primary/secondary schools and 
nurseries 
Significant negatives (– –/ (– –?) Total: 1 
4.6 Protect and enhance biodiversity and 
geodiversity, taking into account the impacts of 
climate change? 
Within 250m of Lemsford Mead and Lemsford Springs 
LWSs and loss of undesignated biodiversity interests. 
Mitigation: 
In accordance with Policy SP11, the mitigation 
hierarchy should be followed to limit adverse impacts 
on ecology and biodiversity to include a wildlife buffer. 
2019 Update: 
As above – site not assessed in 2016. 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one of the national purposes (moderate against) 
GB3 Study (Harm): Parcel 38 would lead to moderate harm if reduced (minor against) 
Green Belt boundary: The new Green Belt boundary around Stanborough (yet to be established) would be similar in strength to the existing boundary (moderate in favour) 
SA: Identifies 5 significant positives and 1 significant negative i.e. more than 3 times double positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Sensitivity: Low-moderate (moderate in favour) 
Strategic Advantages: A retail unit has been promoted however at this stage the deliverability is uncertain (minor in favour) 
Strategic Disadvantages: None. 

Calverton Test 
The release of all of site StL1 would result in moderate harm to the Green Belt. The presence of existing development on three sides of the site means that release would cause little harm to the Green Belt. New boundaries would be 
similar to the existing residential edges of the settlement and an opportunity exists for master-planning to create a robust boundary using new planting. On this basis, there is good opportunity to minimize any harm to the Green Belt. 

Overall Conclusion 
Development of StL1 would encroach into the countryside but there would be little harm to the wider Green Belt, given that existing development is present on three sides of the site. It is proposed that Stanborough is inset from the 
Green Belt. New Green Belt boundaries can be formed that are similar to the existing residential edges of the settlement and an opportunity exists for master-planning to use planting to create a robust boundary. Development would not 
impact on the gap between Welwyn Garden City and Hatfield because the river valley will continue to form the separation between the two settlements. For these reasons and on balance, the site is considered suitable for allocation. 

Policy Implications 
The settlement of Stanborough should be inset from the Green Belt. New Green Belt boundaries would need to be established as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: StL3 

Settlement: Stanborough Housing & Employment Land Availability Assessment 

Site location: Land at and adjacent to The Holdings Urban/Green Belt: 
Green Belt 

 

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
396 dwellings 
Impacts/constraints requiring mitigation: 
• Suitable access needs to be achieved 
• Footways improvements and integration 
• Heritage assets to the north and west of the site 
• OH powerlines easement 
• Rights of Way easement 
• An Archaeological Assessment will be required at pre-application or planning application stage 
• Potential for noise from adjacent Kennels/Cattery 
• SuDs required for surface water management 
StL3 is considered suitable in the HELAA for the principle of residential development but with a reduced 
developable area (19.8ha) to take account of above constraints. 
Delivery timescales: 
6-10/11-15 years 
2019 HELAA Update 
• In the 2016 HELAA, site StL3 was not assessed as it did not adjoin the urban boundary. 
• However, as Stanborough is now being considered for possible insetting this site has been assessed. 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 43B): Existing: 
The washed over village of Stanborough 
forms part of the existing Green Belt. If 
Stanborough was considered to be inset 
from the Green Belt, the edge of the 
urbanised settlement would comprise the 
Green Belt boundary (strong). 
Proposed: 
The proposed boundary would consist of 
minor roads: Green Lanes (moderate) 
and Coopers Green Lane (moderate). 

Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas 
emissions from transport? (x2) - This site is within 
walking distance (1,400m) of Burrowfields 
Employment Site. 
This site is within 400m of three bus stops routes 
providing a six day a week service. 
4.3 Avoid and reduce air pollution (x2)- This site is 
within walking distance (1,400m) of Burrowfields 
Employment Site. 
This site is within 400m of three bus stops routes 
providing a six day a week service. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) – 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 43B makes a significant contribution to the gap between Welwyn Garden 
City and Hatfield. 

Pass – Site is within Flood 
Zone 1 
2019 Update: 

None 
 
Disadvantages: 

Site not assessed in GB Stage 2. 
GB3 ( Part of the site falls within Parcel 40): 

As above – site not 
assessed in 2016. 

None 

Contribution to Green Belt Purposes   

Significant contribution to preventing the merging of neighbouring towns. P40 
lies between the first tier settlements of Welwyn Garden City, Hatfield and St 
Albans. The parcel plays a significant role in inhibiting the physical/visual 
coalescence of Hatfield and Welwyn Garden City as this gap is narrow with few 
separating features. 

  



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

Flood Risk 
Sequential 

Test 

Strategic 
advantages and 
disadvantages 

Significant contribution to safeguarding the countryside from encroachment - 
characteristic of open pastoral/arable fields with no urbanising development. 
Limited or no contribution to preserving the setting of special character of 
historic towns (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 40 (all of parcel) – Very High harm. The B653 forms a clear distinction 
between the urbanising development at Stanborough and the undeveloped 
farmland. Reducing the separation of Stanbourgh and Hatfield would result in a 
weakening of the separation between Hatfield and Welwyn Garden City. 

The northern boundary of the 
reduced site (considered suitable in 
the HELAA 2019) would be a historic 
field boundary/Public Right of Way 
(moderate). 

The site could accommodate 35% affordable dwellings and 20% 
accessible and adaptable dwellings. 
6.6 Provide access to training, skills development and lifelong 
learning to meet identified needs - The site is within straight line 
walking distance (1,400 m) of education establishments 
Significant negatives (– –/(– –?) Total: 3 
4.5 Conserve and enhance the Borough’s character, sense of place 
and local distinctiveness, historic environment, heritage and 
cultural assets, and their settings? - This site lies within an area of 
archaeological significance and is within 250m of Grade II and II* Listed 
Buildings and between 250m and 1km of fourteen Grade II Listed 
Buildings, one Grade II* Listed Building, Welwyn Garden City 
Conservation Area and Brocket Hall Registered Park and Garden. 
Mitigation: 
SP1: Delivering Sustainable Development- heritage assets should be 
protected and enhanced. 
SADM 15: Heritage – proposals should sustain and enhance heritage 
assets and respect the character, appearance and setting of the asset in 
terms of design, scale, materials and impact on key views. 
4.6 Protect and enhance biodiversity and geodiversity, taking into 
account the impacts of climate change? - The site is within 250m of 
Lemsford Mead and Lemsford Springs LWSs. 
Mitigation: 
SP 11: Protection and enhancement of critical environmental 
assets- Appropriate protection, enhancement and management of 
ecological assets. 
SADM 16: Ecology and Landscape- Conserve and enhance the 
borough's natural and historic landscape. 
4.10 Promote conservation and sustainable use of productive 
agricultural land and maximise the sustainable use of previously 
developed land - The site is a mix of Grade 2 and Grade 3 agricultural 
land and is composed of greenfield land. 
Mitigation: 
Policy SP 11: Protection and enhancement of critical 
environmental assets- protect the best and most versatile agricultural 
land. 
2019 Update: 
As above – site not assessed in 2016. 

  



Summary: 
HELAA: The site could come forward within the first ten years of the plan period, potentially within the 11-15 years (minor in favour) 
GB3 Study (Purposes): The site makes a significant contribution to two national purposes (significant against) 
GB3 Study (Harm): Part of the site is included in Parcel 40 (all of parcel) – Very High harm (substantial against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary but is clearly defined (minor in favour) 
SA: 2 to 3 times more double positives (++/++?) than double negatives (--/--?) (moderate in favour) 
Flood Risk: Passes the sequential test. 
Landscape Sensitivity: Low-moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
Part of the site adjacent to the edge of Stanborough is included in the P40 parcel which would lead to Very High harm if released, it is considered that the area not included in the GB3 assessment would also significantly contribute to 
safeguarding the countryside from encroachment and would result in Very High harm if developed. Given the importance of the land in question protecting separation between Hatfield and Welwyn Garden City, it is considered that there 
is no further opportunity to reduce the harm. 

Overall Conclusion 
The development of site StL3 would result in very high harm to the Green Belt. Development would significantly encroach onto the countryside and the release of this land would significantly weaken the separation between Hatfield and 
Welwyn Garden City. This site should NOT be considered for allocation. 

Policy Implications 
None 



Draft Local Plan 2016 site reference: N/A HELAA site reference: StL15 

Settlement: Stanborough Housing & Employment Land Availability Assessment 

Site location: Land to the east of Great North Road  
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes (subject to agreement to remove restrictions) 
Estimated capacity: 
8 dwellings 
Impacts/constraints requiring mitigation: 

• Potential for contamination which would require remediation 
• Within Ground Source Protection Zone 3 
• Noise and air mitigation from proximity to A1(M) and the Great North Road 
• Potential for archaeological interest on the land – dependent on findings, mitigation may be required 

Delivery timescales: 
6-10 years 
2019 Update: 
No change. 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk 
Sequential Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 43b): Existing: 
The site is currently washed over by the 
Green Belt. The washed over village of 
Stanborough is proposed to be inset from 
the Green Belt. 
Proposed: 
New Green Belt boundaries would be 
identified around Stanborough. The A1 
(M) would form a strong boundary to the 
east and Great North Road would form a 
strong boundary to the west. Established 
trees form a moderate boundary to the 
north. 

Significant positives (++/++?) Total: 4 Sequential Test result: Advantages: 
Strategic Gap 
Parcel 43b makes a significant contribution to the strategic gap between 
Welwyn Garden City and Hatfield with Harpenden. Any small scale reduction in 
the gap would be unlikely to compromise the separation of settlements in 
physical and visual terms. The release of StL15 would not contribute to the gap 
between Welwyn Garden City and Hatfield with Harpenden. 
Site not covered by GB Study stage 2 

4.2 Significantly reduce greenhouse gas emissions 
from transport? 
The site is within 400m of five bus stops providing a six 
day a week service. 
4.3 Avoid and reduce air pollution 
The site is within 400m of five bus stops providing a six 
day a week service. 

Pass within Flood Zone 1 
 
2019 Update: 
No change. 

None 
 
Disadvantages: 
None 

StL15 not covered by GB Study stage 3 
However Parcel 39 is adjacent to the site which has a low harm rating. Given 
the contained nature of the site it is reasonable to apply the same harm rating. 
The extent of the harm to the wider Green Belt that would result from the 
insetting of Stanborough would be limited. 

5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? 
20% of dwellings to meet Building Regulations Part M4 
(2) standards. 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 

  

 The site is within 1400m of local education facilities.   
 Significant negatives (– –/ (– –?) Total: 0   



Summary: 
HELAA: Delivery within 6-10 years (moderate in favour) 
GB3 Study (Purposes): Parcel 39 (adjacent to the site) has limited or no contribution to the national purposes. 
GB3 Study (Harm): Parcel P39 has a low harm rating. The same harm rating can be applied to StL15. 
Green Belt boundary: The new Green Belt boundary around Stanborough is yet to be established, but is proposed to closely follow the existing boundary of the settlement. The inclusion of StL15 would form a logical boundary 
especially given that the site is entirely enclosed between the A1M and existing residential development. Clearly defined and defensible boundaries could be formed which would be similar in strength (moderate in favour) 
SA: Identifies four significant positives and no significant negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Sensitivity: Low-moderate (moderate in favour) 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
StL15 is adjacent to Parcel 39 in the Green Belt Study Stage 3 which is considered to cause low harm to the Green Belt. Stanborough has urban characteristics and the site is contained on all sides. The site fronts the main route through 
Stanborough, which has a significant urbanizing effect. It is considered the release of the site, alongside the insetting of the settlement of Stanborough would cause low harm to the Green Belt and hence there is limited opportunity to 
minimise the impact any further. 

Overall Conclusion 
Whilst the wider area makes some contribution to the strategic gap between Welwyn Garden City and Hatfield, any small scale reduction in the gap, such as the allocation of this site, would be unlikely to compromise the separation of 
settlements in physical and visual terms or overall visual openness, especially as the site is small in size and entirely enclosed on all sides between the A1M and existing residential development. The Green Belt boundary would not be 
weakened as a result of the release of the site alongside the existing washed over settlement Stanborough, which is also a sustainable location, scoring relatively well in the SA. On balance, it is therefore considered the site is suitable 
for allocation. 

Policy Implications 
It is proposed that the settlement of Stanborough is inset from the Green Belt and new Green Belt boundaries to be established and ensure appropriate consideration is afforded to any Green Gap policy requirements. 



Draft Local Plan 2016 site reference: GTLAA10 HELAA site reference: StL17 

Settlement: Stanborough/ Lemsford Housing & Employment Land Availability Assessment 

Site location: Land at Great North Road 2019 Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
5 pitches 
Impacts/constraints requiring mitigation: 

• Southern part of site is narrow with the A1 (M) adjacent to the eastern boundary 
• Potential noise disturbance issues for future residents from A1 (M) 
• Potential air quality issues need investigation at application stage 
• Western boundary will be adjacent to a proposed Minerals Local Plan allocation: Land adjoining 

Coopers Green Lane 
• Sherrardspark Wood SSSI, located to north (2.7km). Site lies within an SSSI impact risk zone 

but the scale of development would not normally trigger a Natural England Consultation at 
planning applications stage. 

Delivery timescales: 
1-5 years 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal 
 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel GB43B): Existing: 
The site is currently washed over by the 
green belt – no existing boundary. 
It is proposed to inset Stanborough from the 
Green Belt, forming a new green belt 
boundary which would comprise: 
Hedgerow - moderate 
A1 (M) - strong 
B653 – strong 
B197 – strong 
The release of parcel P39 to inset 
Stanborough from the green belt, would also 
require the release of parcel P38 in order to 
form a clear and logical green belt 
boundary, comprising of a mature hedgerow 
to the northern boundary. 

2019 Update: 
Significant positives (++/++?) Total: 
3 
4.2 Significantly reduce greenhouse 
gas emissions from transport: 
4.3 Avoid and reduce air pollution: 
Proximity to transport services: 
The site is within 400m of seven bus 
stops on a route providing a six day 
week service. 
5.1 Provide the right amount, type 
and tenure of housing to meet 
identified local needs: 
The site provides capacity for up to 5 
travellers pitches which is more than 
5% of the overall need (68 pitches). 
Significant negatives (– –/(– –?) 
Total: 0 

2019 Update: Advantages: 
Strategic Gap Sequential Test result: None 
The parcel does not directly separate 1st tier settlements. However, it makes a 
significant contribution (with parcels 

Passes the sequential test. Site 
located within Flood Zone 1. 

 
Disadvantages: 

GB37, GB40, GB41, GB42 & GB43A) to a strategic gap between Welwyn Garden 
City and Hatfield with 
Harpenden. The strategic gap between Hatfield and Welwyn Hatfield is 1.5 km at 
its narrowest. Any small scale reduction in the gap would be unlikely to compromise 
the separation of settlements in physical and visual terms, or overall visual 
openness. 

Note: Whilst not high risk, 
some historic surface water 
flooding affects the site in all 
mapped events ranging from 
7% in the 1/30 year to 21% in 
the 1/1000 year. 

None 

GB2   

Contribution to National Purposes:   

Site was not covered by GB2 study.   

Physical and visual openness:   

Site was not covered by GB2 study.   

Potential for Cumulative Impact   

Site was not covered by GB2 study.   



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB3 (Site falls within Parcel P39: 
Contribution to Green Belt Purposes 
The parcel is almost entirely developed, comprising residential development within 
the settlement of Stanborough adjacent to the A1 (M). The parcel makes limited or 
no contribution to preventing the merging of neighbouring towns. 
Limited or no contribution to safeguarding the countryside from encroachment - The 
land does not contain the characteristics of the countryside and the residential and 
commercial development which fronts directly on the main routes through 
Stanborough across the majority of the parcel has a significant urbanising effect 
that compromises openness. 
Limited or no contribution to preserving the setting and character of historic towns - 
The land forms little or no part of the setting of Welwyn Garden City and does not 
contribute to its special character. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 39 (all of parcel) – release of all or part of the parcel would result in low 
harm to the green belt. The parcel contains the existing development at 
Stanborough and is almost completely comprised of residential and commercial 
development. The majority of the washed over settlement is bounded by the B653 
to the west and by the B197 to the east, providing some containment from the 
wider countryside. The development to the east of the B197 in the south of the 
village is contained by the A1 (M). The extent of harm to the wider Green Belt that 
would result from the insetting of the settlement would therefore be limited. 

Proposed: 
If Stanborough is inset from the green belt, 
then the site would be contained within the 
settlement of Stanborough. The site is a 
very irregular shape; if Stanborough 
remains a washed-over settlement, the 
green belt boundary of the site would 
comprise: 
East – A1(M) – strong 
North – property boundaries (fence to car 
parking area of flats) – moderate 

West and south - tree belt - moderate 

   

Summary 
HELAA: Site could come forward within 5 years of the Plan period (significant in favour) 
GB3 Study (Purposes): The parcel makes limited or no contribution to national green belt purposes (moderate in favour) 
GB3 Study (Harm): The release of all or part of parcel P39 would result in low harm to the green belt (neutral in favour); (minor against) 
Green Belt boundary: If Stanborough is inset from the green belt, then the site would be contained within the new green belt boundary that would be formed for the settlement of Stanborough and would be clearly defined (moderate 
against) 
SA: The site has three significant positives and no significant negatives (significant in favour) 
Flood Risk: The site passes the sequential test. 
Landscape Sensitivity: Low-moderate (moderate in favour) 
Strategic Advantages :None 
Strategic Disadvantages: None 

Calverton Test 
The release of all or part of parcel P39 would result in low harm to the green belt with clearly defined boundaries. Given the low harm resulting from releasing the site, there is limited opportunity to minimise the harm any further. 

Overall Conclusion 
The parcel makes limited or no contribution to the national green belt purposes and its release from the green belt would result in low harm. On the basis that Stanborough will be inset from the green belt, then the site would be 
contained within the settlement boundary of Stanborough. For these reasons and on balance, the site is considered suitable for allocation. 

Policy Implications 
It is proposed that Stanborough is inset from the green belt, this the creation of a new green belt boundary around the settlement is required. 



 

Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Rural North 
 

For the purposes of this Sites Selection Background Paper, only sites that Stages 1 and 2 of the Site Selection Process and are large enough to be 
allocated (10 or more in towns, 5 or more in villages) have been considered. 



Draft Local Plan 2016 site reference: HS33 HELAA site reference: GTLAA08 

Settlement: Rural Area Housing & Employment Land Availability Assessment 

Site location: Barbaraville, Mill Green 
 
Urban/Green Belt: 
Green Belt  

 

PDL/Greenfield: 
Unknown 
Achievable: 
Yes 
Estimated capacity: 
4 gypsy and traveller pitches 
Impacts/constraints requiring mitigation: 
• Site access layout 
• surface water flood risk and possible fluvial flood risk 
• Air and noise pollution 
• Land levelling 
• Heritage impacts 
Delivery timescales: 
1-10 years 
2019 HELAA Update: 
No Change. 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 44): Existing: 
The site is within the green belt and 
remote from the nearest settlement‘s 
green belt boundary (Welwyn Garden 
City). This boundary is primarily made up 
of property boundaries. 
Proposed: 
Property boundaries of Barbaraville site 
(moderate), property boundary of sewage 
treatment works (moderate), no definable 
boundary to golf course (weak) 
Conclusion: 
Green Belt boundaries are less of an 
issue here as the site would be inset 
within the green belt. Care should be 
taken to establish clearly defined 
boundaries along the northern and 
eastern boundaries to the golf course. 

Significant positives (++/++?) Total: 3 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within 400m of two bus stops. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs: 
Site would provide 5% or more of total need for gypsy 
and traveller pitches 
Significant negatives (– –/– –?) Total: 0 
 
2019 Update: 
Significant negatives (– –/– –?) Total: 1 
SA Objective 4.4 Landscape Character has changed 
from minor negative (-) to significant negative (--). 
Mitigation 
Development should conform to Local Plan policies 
related to local distinctiveness and landscape. 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1. An ordinary 
watercourse runs through 
the site, and the site is 
subject to surface water 
flood risk. These risks 
have not been assessed 
in the SFRA Level 2. A 
site-specific Flood Risk 
Assessment would be 
required. 
2019 Update: 
No change. 

Advantages: 
Strategic Gap None 
Parcel 44 makes a significant contribution to the strategic gap between Welwyn 
Garden City and Hatfield. 

 
Disadvantages: 

GB2 (Site GTLAA08): None 
Contribution to National Purposes:  
Partial contribution to preserving the setting and special character of historic 
towns, as Hatfield Historic Park and Garden lies directly to the south. 

 

Physical and visual openness:  

Low physical and visual openness. The site is enclosed, views from the site are 
very contained. There is development on part of the site (mobile homes) and 
urban influences on the remainder due to dumping of waste material. 

 

Potential for Cumulative Impact  

The site is isolated and forms part of a group with WGC1.  

GB3 (Site falls within Parcel 27):  

Contribution to Green Belt Purposes  



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Significant for preventing neighbouring towns from merging – the gap between 
Welwyn Garden City and Hatfield is narrow, visually open and has few 
separating features and the land within the parcel plays a significant role in 
inhibiting the physical/visual coalescence of Welwyn Garden City and Hatfield. 
Significant for safeguarding the countryside from encroachment – the land 
contains characteristics of open countryside and lacks significant amounts of 
urbanising development. 
Significant for preserving the setting and special character of historic towns – 
forms part of the rural setting of Welwyn Garden City 
Assessment of Potential Harm (relevant scenarios): 
Parcel 27 (all of parcel) – Very high 
Further perceived loss of separation between Welwyn Garden City and Hatfield 
would constitute very high harm to the purposes of preventing the merging of 
the two towns and the setting of Welwyn Garden City. 

    

Summary: 
HELAA: The site could come forward within the 10 years of the plan period (moderate in favour). 
GB3 Study (Purposes): The site makes a partial contribution to one national Green Belt purpose, and has a low level of physical openness (minor in favour). 
GB3 (Harm): The site falls within a much larger parcel which has been assessed has having very high harm (substantial against). 
GB Boundary: The site would need to be inset within the Green Belt. Half of the new boundaries would be of moderate strength and clearly defined; however the remaining boundaries would be weak and not clearly defined and would 
need to be established (minor in favour). 
SA: The site has three times as many significant positives as significant negatives (moderate in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: low – moderate (moderate in favour). 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The site is within a wider parcel where the release of this parcel as a whole would result in very high harm to the Green Belt. However, the site itself would be a small extension to an existing Gypsy and Traveller Site that would, 
especially given its size and existing adjoining use, have limited impact on the Green Belt. Landscaping the site boundaries would assist in minimising harm to the lowest practicable extent. 

Overall Conclusion 
Although within an area of Green Belt very high harm, the site itself is very small. Therefore, whilst extending the settlement edge, development of this small site would not result in any narrowing of the gap and the physical and visual 
separation between the two towns would remain. The harm to the Green Belt could be mitigated through landscaping of the site boundaries, which would ensure there is no additional inter-visibility between the two settlement edges. On 
balance, the benefits of the site outweigh the adverse harm on the green belt. The site should be considered for allocation. 

Policy Implications 
Amend Green Belt boundaries as indicated and strengthen existing boundaries through landscaping and ensure appropriate consideration is afforded to any Green Gap policy requirements. 

 



Draft Local Plan 2016 site reference: SDS6 HELAA site reference: Hat15 

Settlement: Rural Areas Housing & Employment Land Availability Assessment 

Site location: Site Name: Symondshyde (new village) 
 
Urban/Green Belt: 

 

 

Green Belt 
PDL/Greenfield: 
Mainly Greenfield with limited PDL at Symondshyde Farm 
Achievable: 
Some uncertainty due to viability once infrastructure costs (especially transport, education and sewerage 
infrastructure have been factored in). 
Estimated capacity: 
1,130 dwellings. 
Promoted 2019 capacity of 1,180 to 1,200 needs further master planning work to firm up net available land for 
housing development. 
Impacts/constraints requiring mitigation: 
• Highways impact 
• Impact on adjoining woodland wildlife sites (need for buffer areas of landscape). 
• Setting of listed building at Symondshyde Farm and the historic park of the Brocket Estate. 
• Any constraint from existing minerals permission covering SE part of site. 
• Site is dependent upon a sustainable transport package being delivered. 
Delivery timescales: 
5-15 years, given need for substantial highways and sewerage infrastructure. Also question of phasing of 
development alongside that of site Hat 1 and 13 which are within a 1km distance of site. 
2019 HELAA Update: 
No Change: 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel P43 (a): Existing 
Site is surrounded by Green Belt, so no 
existing boundary in this area. 
Nearest Green Belt/urban boundary is 
formed by Hatfield Avenue to the south- 
east. (Private road – local distributor 
road) and to the rear of commercial 
premises/parking areas in Frobisher Way 
(Moderate) 
Proposed: Mixed strength of boundary: 
Symondshyde Lane/ Hammonds Lane to 
south-west – unclassified (moderate) 
Ancient woodland to north/ north-west 
(strong) 

Significant positives (++) Total: 6 
4.2 : Reduction of greenhouse gas emissions from 
transport and; 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of an Employment Area. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x3): 
The site provides capacity for more than 5% of the 
borough’s housing need. The Site could deliver 
affordable housing and make provision for accessible 
and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: Site is within walking distance of 
education establishments. 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1 
Surface water flow route 
runs north-south through 
the eastern area of the 
site. A sequential 
approach to layout and 
the use of sustainable 
drainage systems (SuDS) 
could be used to suitably 
manage surface Water 
flood risk to, within and 
from the site. 
2019 Update: 
No change. 

Advantages: 
The creation of a new 
free-standing settlement, 
allowing bespoke design 
without significant 
constraint by existing 
residential areas with 
primary school and a shop 
and community building 
provision, both formal and 
informal open space 
within the development 
area. 
Disadvantages: 
None. 

Strategic Gap: 
Parcel 43a partial contribution preventing merging of neighbouring towns 
(Welwyn Garden City and Hatfield with Harpenden). 
GB2 (Hat15): 
Contribution to National Purposes: 
The site has ‘limited or no’ contribution towards checking unrestricted sprawl of 
large built-up areas of London, Luton and Dunstable and Stevenage. Site is not 
located within a strategic gap between 1st tier settlements. 
Significant countryside characteristics, predominately undeveloped with farm 
buildings and yard (southern area). 
The site does not preserve setting of any historic features. 
Contribution to National Purposes: 
Significant in safeguarding the countryside from encroachment 
Contribution to Local Purpose: 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Partial contribution: Site is located within the primary local gap between Hatfield 
and Wheathampstead and makes a partial contribution to the visual perception 
of the settlements with clear views of Hatfield although there is visual perception 
of Wheathampstead due to woodland and topography. 
Physical and visual openness: 
Physical openness: Mixed - some development on site. 
Visual Openness: Low – Mixed. Views are largely contained by woodland to the 
south, west and north, and a ridge line following the western most PROW. 
Potential for Cumulative Impact 
Does not form a group 
GB3 (Site falls within Parcel: P43): 
Contribution to Green Belt Purposes 
The parcel lacks any significant relationship with the urban edge, and so makes 
a strong contribution to the prevention of encroachment on the countryside and 
merging of neighbouring towns. There would be no significant impact on the 
wider gaps between towns. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 43 (all of parcel) – Moderate Harm – development would not weaken the 
role of separation between Hatfield and either Welwyn Garden City or St Albans. 
Parcel 43 (a) – Moderate – High. Release in conjunction with release of Stage 2 
site Hat15 and Local Plan allocation SDS6. Sufficient openness would be 
retained between Hafield and Symondshyde, however some harm to 
countryside between (P44) as a result of containment between two urban areas. 

North/north-eastern boundary: Ancient 
woodland (strong) and mature hedgerow 
with a gap defined by a ditch with scrub 
(weak) 
South-eastern boundary: Farm track 
(weak) 
Southern boundary: Farm track/ditch and 
hedgerow (weak/moderate) 
Comments: 
South/south-eastern boundaries defined 
by farm track would be weak. 
Conclusion: 
Green Belt boundaries may be less of an 
issue here, as the site is a proposed free- 
standing settlement within the Green Belt. 
Care should be taken with establishing 
south-eastern long term boundary in 
particular, as encroachment would tend 
towards coalescence with north of 
Hatfield (particularly if Hat 1 developed). 

Significant negatives (– –) Total: 3 
4.4 : Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: 
Site has high landscape sensitivity. 
Mitigation: The scale, layout and design of 
development should seek to reduce significant effects 
on landscape character. 
4.5 : Conservation/enhancement of the borough’s 
character, historic environment, and 
heritage/cultural assets: 
Site is in proximity to a number of Listed Buildings, an 
AAS and Brocket Hall Registered Park and Gardens. 
Mitigation: Development of site should conform to 
Local Plan policies related to the protection of heritage 
assets and good design. 
4.6 : Protection/enhancement of biodiversity and 
geodiversity: 
Site is adjacent to Local Wildlife Sites/Ancient 
Woodland. 
Mitigation: Development of site should conform to 
Local Plan policies in relation to the 
protection/enhancement of biodiversity and good 
design. 
2019 Update: 
No change. 

  

Summary: 
HELAA: The site could come forward within years 5-15 years of the plan period (moderate/minor in favour). 
GB3 Study (Purposes): The site makes a significant contribution to one national Green Belt purpose and partial contribution to local purpose (moderate against). 
GB3 Study (Harm): P43 (a) Moderate to high harm, if release of stage 2 site Hat15, result of containment between two urban areas (ADD). 
GB Boundary: New boundaries formed by physical features defining Hat1 are mixed in terms of strength. Whilst the northern boundary would be strong, much of the southern boundary would be weaker than the existing (distant) 
boundary and care would be needed to prevent merging with the north of Hatfield (minor against). 
SA: The site has twice as many significant positives as significant negative (moderate in favour). 
Flood Risk: Passes the sequential test 
Landscape Assessment: moderate – high (moderate against)/ low –moderate (moderate in favour) 
Strategic Advantages: Delivery of a primary school, shop and community building alongside housing growth (moderate in favour). 
Strategic Disadvantages: none 

Calverton Test 
The release of Parcel 45a in conjunction with release of the proposed Local Plan allocation at Hatfield (Hat15 – Symonshyde and Hat 1 – North Hatfield) would reduce the level of harm to Moderate - High as sufficient openness would be 
retained between Hatfield and Symondshyde for the latter to have a distinct identity. Limiting the scale of the proposed development and ensuring the openness between Hatfield and the proposed new settlement would help to minimise 
impacts, along with ensuring that master-planning for the site and the use of planting create strong and defensible Green Belt boundaries, especially to the east of the proposed new settlement would further help to minimise impacts. 

 



Overall Conclusion 
The overall harm to GB would be reduced by release of only Parcel 45a, with sufficient openness remaining between Hatfield and the proposed new settlement, along with the use of master-planning/ new planting to create strong Green 
Belt boundaries to the east of the site. The north-west and south-west of the site are bounded by established woodland, thus limiting further impact. There are significant strategic advantages in bringing forward the site, in terms of 
making a significant contribution to the Borough’s housing need and delivering infrastructure and new services and facilities. Part of the site does fall within a moderate – high parcel within the landscape sensitivity study and other parts 
fall within a low- moderate parcel. Protecting valuable landscapes is an important consideration. However, the area of the site assessed as having a moderate – high sensitivity is bounded by low – moderate sensitivity land to the south 
and woodland to the north, north east and north west. It is acknowledged within the landscape sensitivity study that this woodland would, in places, limit the visual impact of new development. It is of course the case that developing a 
new village on an existing green field would have an impact on the existing remoteness of the location, but the need to deliver housing in a sustainable location, that seeks to maximise benefits and seeks to minimise any harmful 
impacts, for example to the Green Belt, that There are no disadvantages of the site coming forward and the impact on the Green Belt is it is considered that to be limited overall and on balance, it is considered that the site is suitable 
for allocation. 

Policy Implications 
Amend Green Belt boundaries as indicated. 
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Essendon 
 
For Essendon, For Digswell, no sites passed Stages 1 and 2 of the Site Selection process and therefore no sites have been 

considered further in the Sites Selection Background Paper. 
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Welham Green 
 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and 
are large enough to be allocated (10 or more in towns, 5 or more in villages) have been considered. 



Draft Local Plan 2016 site reference: HS35 HELAA site reference: GTLAA01 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Foxes Lane 
 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
12 pitches 
Impacts/constraints requiring mitigation: 

• Mitigate noise pollution 
• Mitigate surface water flood risk 
• Improve access 
• Mitigate potential impacts on PROW that runs along Foxes Lane 

 

 

2019 HELAA Update: 
No Change 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel P45): Existing: Railway (strong) 
Proposed: 
Dixons Hill Road (moderate), Foxes Lane 
(moderate), established tree belt 
(moderate), no definable feature on south 
western boundary (weak) 
Conclusion: 
The proposed green belt boundaries 
would be predominantly weaker than the 
existing boundaries, but would be clearly 
defined with the exception of the south 
western boundary which is currently 
formed by a fence and could be 
strengthened by post-development 
features. 

Significant positives (++/++?) 
Total: 6 
4.2 : Reduction of greenhouse gas 
emissions from transport (x 2); and 
4.3 : helping to avoid/reduce air pollution 
(x 2): 
Site is within walking distance of an 
Employment Area and Welham Green 
Railway Station. It is within 400m of four bus 
stops. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs (x 1): 
Site would provide 5% or more of total need 
for gypsy and traveller pitches 
6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of education 
establishments (x 1). 

Sequential Test result: 
Pass – Site is within Flood Zone 
1, although an Ordinary 
Watercourse is adjacent to the 
site which may present a fluvial 
flood risk.Site is subject to 
surface water flooding. 

 
2019 Update: 
No change 

Advantages: 
Strategic Gap None 
Parcel 45 makes a partial contribution to the strategic gap between Hatfield and 
Potters Bar. 

 
Disadvantages: 

GB2 (Site GTLAA01): None 
Partial in preventing neighbouring towns from merging, contributes to the visual 
perception of the gap between Hatfield and Potters Bar but limited due to the 
overall scale of the gap. 

 

Partial in safeguarding the countryside from development, small part of the site 
contains built development 

 

Physical and visual openness:  

Physical openness - High Visual openness/ mixed partially elevated with some 
views out 

 

GB3 (Site falls within Parcel P57):  

Contribution to Green Belt Purposes  

Limited or no contribution for preventing neighbouring towns of Potters Bar and 
Hatfield from merging. Parcel contains some development and there is existing 
development on the opposite side of railway, which already reduces the 
perception of the gap between the above settlements. 

 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Partial contribution for safeguarding countryside from encroachment. Contains 
some characteristics of open countryside, consists of mainly arable/grassland 
fields. But the minor road, railway line, caravan park, park home etc. have an 
urbanizing influence 

 Significant negatives (– – / – –?) Total: 1* 
4.6: Protection/enhancement of 
biodiversity and geodiversity: 
Site is within 250m of a Local Wildlife Site (-- 
? X 1). 
Mitigation: 
Development of site should conform to Local 
Plan policies related to the 
protection/enhancement of biodiversity and 
good design. 
2019 SA Update: 
No Change 

  

Little or no contribution for preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
P57 (all/part of parcel, including GTLAA01-3, WeG4a/b and SDS7) – Moderate- 
low. 
Parcel is relatively open but contains urbanizing development. It is well 
contained by A1000, Local wildlife site, Registered Park and Garden and railway 
line. Due to this, its release would not weaken the integrity of the surrounding 
Green Belt 
P57a (larger parcel extending southwards from P57 and beyond the boundary 
of the proposed site) Moderate- High 
This would result in additional harm due to P58 containing open countryside 
characteristics such as arable fields, paddocks and no urbanising development. 

Summary 
HELAA: The site could be developed in the first five years. This is attributed (Significant weight in favour) of the site. 
GB3 Study (Purposes): The wider parcel P57 makes a partial contribution for national purpose and limited/no contribution against two national purposes (Minor in favour). 
GB3 Study (Harm): The release of P57 will result in low- moderate Green Belt harm, as it is relatively contained to the north and east by the A1000, Local Wildlife Site and a Registered Park and Garden and to the west by the railway 
line and Welham Green beyond. Therefore release of the site will not weaken the integrity of the surrounding Green Belt. However, it would lead to the creation of less continuous Green Bet boundary compared to the existing railway line 
to the south (Minor against). 
Green Belt boundary: The boundaries to the south would be weaker but clearly defined overall. This is attributed (moderate weight against) the site. 
SA: The site has more than three times as many significant positives as significant negatives. This is attributed (Significant weight in favour) of the site. 
Flood Risk: Passes the sequential test. Inclusion of SUDS may need consideration to manage surface water run-off issues. 
Landscape Assessment: Low – Moderate (moderate in favour). 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of parcel P57 would result in moderate-low harm, the site is well contained and the integrity of the surrounding Green Belt will not be weakened. To minimise any harm to the lowest practical extent, its south western 
boundary would need to be clearly defined through master-planning by creating a landscape or tree belt. 

Overall Conclusion 
This site comprises of a potential extension to the north of an existing Gypsy and Traveller site. It falls within a wider parcel that may result in moderate- low Green Belt Harm, but is very well contained that would not result in weakening 
the wider Green Belt and where any impact could be reduced through strengthening its south western boundary by the establishment of a new tree/landscape belt. 
Welham Green is a sustainable location for development that would lead to relatively limited impact on the Green Belt. Given that the site would involve the extension of an existing Gypsy and Traveller site, the benefits of allocation are 
considered to outweigh any Green Belt impact. The site is considered suitable for allocation. 

Policy Implications 
Amend green belt boundaries as described above. 

 



Draft Local Plan 2016 site reference: N/A HELAA site reference: WeG1 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Units 1-3, 51 Welham Manor  
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
10 dwellings (potential for 16 subject to alternative access arrangements for WeG3a) 
Impacts/constraints requiring mitigation: 
• Limited highway capacity of Welham Manor 
• Contaminated land requires remediation 
• Protection of groundwater 
• Mitigate potential impact on Water End SSSI 
• Wastewater infrastructure upgrades 

Delivery timescales: 1-5 years 
2019 HELAA Update: 
Delivery timescale amended from 0 – 10 years to 1-5 years 
• pre-application or pre-determination archaeological assessment 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1: Site falls within Parcel 48 
Strategic Gap 
Parcel 48 makes a partial contribution to preventing neighbouring towns from 
merging. It does not fully separate two towns but it contributes to the strategic gap 
between Hatfield and Potters Bar. 
GB2: WeG1 assessed 
Contribution to National Purposes: Site makes a Limited or no contribution to 
any of the National Purposes 
Physical and visual openness: Physical and Visual openness low. Completely 
enclosed by vegetation and development occupies a considerable proportion of 
the site. 
Potential for Cumulative Impact 
Forms a group with WeG2 and WeG3 
NB: WeG2 has been found unsuitable 
GB3 (Site falls within Parcel 64): 
Contribution to Green Belt Purposes 

Existing: 
Property boundaries (Moderate) 
Welham Manor unclassified road (Moderate) 
Proposed: 
Mature tree belt (Moderate) 
If WeG3 were allocated alongside WeG1 
then the proposed southern and eastern 
boundaries would be as described in the 
table entry for WeG3. 
Should WeG15 also be allocated, this would 
have further implications for Green Belt 
boundaries in this area south of Welham 
Green, as explained in the table entries for 
WeG3 and WeG15. 
Conclusion: The proposed new Green Belt 
boundaries would be similar in strength to 
the existing boundaries and could form 
clearly defined and defensible boundaries 

Significant positives (++) Total: 7 
4.2 : Reduction of greenhouse gas emissions 
from transport; (x2) and 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of an Employment 
Area and Welham Green Railway Station. It is 
within 400m of seven bus stops. 

 
4.4 : Protection/enhancement of open space 
and landscape character: 
Site is PDL. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local 
needs: (x2) 
Site could make provision for accessible and 
adaptable dwellings. 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1 

 
2019 Update: 
No change 

Advantages: 
None 
 
Disadvantages 
None 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages and 

disadvantages 

Partial contribution to the prevention of merging of neighboring towns – 
contributes to the gap between Hatfield and Potters Bar. 
Significant contribution to the safeguarding of the countryside from encroachment 
– contains characteristics of open countryside with arable fields and lacks any 
urbanising development (with the exception of a vehicle repair shop and dwellings 
of Welham Green which are visable across the northern section of the parcel). 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
P64a - (release of WeG1 and WeG2 together) – Low harm 
Sites are located on the urban edge of Welham Green. WeG1 contains a building 
and hardstanding and WeG2 is scrubland. Both do not make a significant 
contribution to Green belt purposes and their release would not compromise 
openness. 
The site WeG3 is also being considered for allocation. If WeG3 was considered 
suitable for allocation this site (WeG1) would be entirely contained. 

 6.6: Provision of training, skills development 
and lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –) Total: 0 
 
2019 Update: 
Significant positives (++) Total: 8 
SA Objective 5.1 Affordable Housing has 
changed from negligible (0) to significant positive 
uncertain (++?) based on an increased dwelling 
capacity range. 

  

Summary: 
HELAA: The site could come forward within the first five years of the plan period (significant weight in favour) 
GB3 Study (Purposes): The parcel makes one significant and one partial contribution to national Green Belt purposes (moderate against) 
GB3 Study (Harm): The site falls within a low harm sub-parcel (P64a) (neutral) 
Green Belt boundary: Boundaries would be stronger than existing, and clearly defined and defensible boundaries could be formed (moderate weight in favour) 
SA: The site has more than three times as many significant positives as significant negatives (no negatives) (significant weight in favour). 
Flood Risk: Passes the sequential test 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of WeG1 would result in low harm to the Green Belt. As noted above, sites to the south east of the site, including WeG3/WeG3a and WeG15 are also being considered. If allocated in combination with WeG3/WeG3a this site 
would be entirely enclosed thus negating the need to create new Green Belt boundaries to this site. Allocating the wider area would also create an opportunity to master-plan a larger, coherent and sustainable development overall to be 
weighed in the balance against any potential impacts. 

Overall Conclusion 
The development of site WeG1 could come forward in the first five years of the plan period. The release of parcel P64a would have a low level of harm on the Green Belt, this parcel does not make a significant contribution to Green Belt 
purposes and its release would not compromise openness nor extend the existing settlement edge beyond the existing. Welham Green is a sustainable location for development with good public transport connections, including a railway 
station and employment opportunities. On balance, this site is considered suitable for allocation, it is also being proposed alongside other Welham Green sites to form a larger, coherent and sustainable development. 

Policy Implications 
If the site is allocated for housing the Green Belt boundary will need to be amended. 

 



Draft Local Plan 2016 site reference: N/A HELAA site reference: WeG3 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Land South of Welham Manor 
 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
45 dwellings (up to 68 dwellings if allocated in combination with WeG3a) 
Impacts/constraints requiring mitigation: 
• Limited highways capacity of Welham Manor 
• Protection of groundwater 
• Mitigate ecological impacts 
• Mitigate potential impact on Water End SSSI (over 50 dwellings). 
Delivery timescales: 
1-5 years 
2019 HELAA Update 
• HCC Archaeology note that a pre-application/pre-determination archaeological assessment will be 

required. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
Property boundaries (Moderate) 
Welham Manor unclassified road 
(Moderate). 
Proposed: 
Established tree belts/hedgerows with 
minor gaps (Moderate). 
If WeG15 were allocated alongside 
WeG3 then an area of land comprising 
of WeG1, the allotments, WeG2 
(currently unsuitable and 
unachievable), and paddock land 
attached to residential properties on 
Station Road, would need to be taken 
out of the Green Belt in order to draw 
logical Green Belt boundaries. See 
conclusion in the table entry for 
WeG15. 

Significant positives (++/++?) Total: 7 Sequential Test result: Advantages: 
Strategic Gap 
Parcel 48 makes a partial contribution to the strategic gap between Hatfield and 
Potters Bar. 

4.2 : Reduction of greenhouse gas emissions from 
transport (x2); and 
4.3 : helping to avoid/reduce air pollution: (x2) 

Pass – Site is within Flood 
Zone 1 
2019 Update: 

None 
 
Disadvantages: 

GB2 (Site WeG3): 
Contribution to National Purposes: 

Site is within walking distance of an Employment Area 
and Welham Green Railway Station. 

 
No Change 

None 

Significant in safeguarding the countryside from encroachment exhibits strong 
countryside characteristics and is free from development. 

It is within 400m of seven bus stops.   

Physical and visual openness:    

Physical openness – High Visual openness/ Low enclosed by tall established 
hedgerows and the settlement edge 

   

Potential for Cumulative Impact    

Forms a group with WeG1 and WeG2, WeG15, and WeG17    

GB3 (Site falls within Parcel 64):    

Contribution to Green Belt Purposes    

Partial contribution to the prevention of merging of neighboring towns – contributes 
to the gap between Hatfield and Potters Bar. 

   



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Significant contribution to the safeguarding of the countryside from encroachment – 
contains characteristics of open countryside with arable fields and lacks any 
urbanising development (with the exception of a vehicle repair shop and dwellings 
of Welham Green which are viable across the northern section of the parcel). 
Limited or no contribution to preserving the setting and special character of historic 
towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
P64c– (sites WeG1/WeG2//WeG3 & Allotment Area) – Moderate 
The release of these areas would weaken the Green Belt, a larger area would need 
to be released as a whole to make a well-defined Green Belt boundary. 
Development within WeG3 would lead to encroachment of the countryside, 
however the area is relatively well contained by existing trees (south), urban area 
(north) and Station Road (east). 
It should be noted that adjoining sites (WeG17 and WeG15) are also being 
considered and if released, this sites (WeG3) would be entirely enclosed. 

Conclusion: 
The proposed new Green Belt 
boundaries would be similar in 
strength to the existing boundaries 
and could form clearly defined and 
defensible boundaries. 

5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs: (x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/(– –?) Total: 0 
 
2019 Update: 
No change 

  

Summary: 
HELAA: Deliverable in 1-5 years. (Significant in favour). 
GB3 Study (Purposes): The wider parcel (P64) makes a significant contribution to one national purpose and a partial contribution to one national purpose (Moderate Against) 
GB3 Study (Harm): The site falls within a moderate harm sub parcel (P64c) (Minor Against) 
Green Belt boundary: Boundaries would be similar in strength to the existing boundary, and clearly defined and defensible boundaries could be formed. This is attributed (Moderate in favour) of the site. It should be noted that if 
adjoining sites (WeG17 and WeG15) come forward the site would be entirely enclosed. 
SA: The site has more than three times as many significant positives as significant negatives. This is attributed (Significant weight in favour) of the site. 
Flood Risk: passes the sequential test. 
Landscape Sensitivity Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of P64c would result in moderate harm to the Green Belt. The cumulative impact of the release of the group of sites south of Welham Green would lead to encroachment onto open countryside. To create a well-defined 
boundary the other areas (including sites WeG1 and WeG2) would need to be released in association with WeG3. While the development of WeG3 would lead to encroachment into the countryside it is considered that this area is well 
contained by existing tree belts to the south, the urban area to the north and to Station Road to the east. If allocated in combination with WeG17 and WeG15 the site would be entirely enclosed thus negating the need to create new 
Green Belt boundaries to this site per se. Allocating the wider area would also create an opportunity to master-plan a larger, coherent and sustainable development overall to be weighed in the balance against any potential impacts. 

Overall Conclusion 
The development of site WeG3 could come forward in the first five years of the plan period. The parcel P64 does make a significant contribution to a national purpose of the Green Belt (Safeguarding the countryside from encroachment). 
The Green Belt harm of the wider parcel P64 could be limited to moderate if the site is brought forward as P64c (as concluded above) to establish a new Green Belt boundary, which would be similar in strength to the existing boundary 
and provide a clear, defensible boundary using already established hedgerows/trees. While development of the smaller scenario P64c, would result in the encroachment of the countryside to the south of Welham Green which makes a 
partial contribution in the Strategic Gap between Hatfield and Potters Bar, it is not identified as being within the gap area between Welham Green and Brookmans Park and so maintains the settlement pattern and openness of this gap. 
Welham Green is a sustainable location for development with good public transport connections, including a railway station and employment opportunities. On balance, this site is considered suitable for allocation, it is also being 
proposed alongside other Welham Green sites to form a larger, coherent and sustainable development. 

Policy Implications 
Amend green belt boundaries to align with those described above with consideration for other sites are allocated alongside WeG3. 



Draft Local Plan 2016 site reference: xxxxx HELAA site reference: WeG3a 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Land at Welham Manor and west of Station Road 2019 Update: 
Site WeG3a is an extended promotion of WeG3 (which had a limited site capacity due to highways constraints 
on Welham Manor). This site, WeG3a, extends WeG3 and would provide the primary access for the site onto 
Station Road allowing for an increased capacity. 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
68 dwellings (in combination with WeG3) 
Impacts/constraints requiring mitigation: 
• Protection of groundwater 
• Mitigate ecological impacts 
• Mitigate potential impact on Water End SSSI 
• Listed Building adjacent to the site access. 
• HCC Archaeology note that a pre-application/pre-determination archaeological assessment will be 

required. 
Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
Property boundaries (Moderate) 
Welham Manor unclassified road 
(Moderate). 
Proposed: 
The proposed boundary would 
consist of established tree 
belts/hedgerows with minor gaps 
(moderate) and the extended 
area of WeG3a (from WeG3) has 
no definable southern boundary 
(weak). 
If WeG3a were allocated 
alongside WeG15 then an area of 
land comprising of WeG1, the 
allotments, WeG2 (currently 
unsuitable and unachievable), 

2019 SA Update: 2019 Update: Advantages: 
If allocated alongside 
WeG3, access into WeG3 
may be possible via 
WeG3a onto Station 
Road, removing the need 
to provide access to 
WeG3 via Welham Manor 
which, while an 
acceptable access in its 
own right, is constrained 
due to design of the 
highway and prevalence 
of on-street parking. 
Allocation in conjunction 
with WeG15 would create 
further opportunities for 

Strategic Gap Significant positives (++/++?) Sequential Test result: 
Parcel 48 makes a partial contribution to the strategic gap between Hatfield and Potters 
Bar. 
GB2 (The site WeG3a was not covered in GB2 however the assessment for WeG3 
applies) 

Total: 7 
4.2 Significantly reduce greenhouse gas 
emissions from transport?(x2); 
4.3 Avoid and reduce air pollution (x2) 

 
Pass – Site is within Flood 
Zone 1 

Contribution to National Purposes: 
Significant in safeguarding the countryside from encroachment exhibits strong 
countryside characteristics and is free from development. 

The site is within 1400m of Travellers Lane 
Employment site and within 720m of five convenience 
stores. 

 

Physical and visual openness: 
Physical openness - High Visual openness/ Low enclosed by tall established hedgerows 
and the settlement edge 

The site is within 400m of ten bus stops on routes 
providing a six day week service. Welham Green 
station is within 1400m. 

 

Potential for Cumulative Impact   

Forms a group with WeG1 and WeG2 WeG15 and WeG17   

 



 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

Physical openness - High Visual openness/ Low enclosed by tall established hedgerows 
and the settlement edge 
Potential for Cumulative Impact 
Forms a group with WeG1 and WeG2 WeG15 and WeG17 
GB3 (Site falls within Parcel 64): 
Contribution to Green Belt Purposes 
Partial contribution to the prevention and merging of neighboring towns – contributes to 
the gap between Hatfield and Potters Bar. 
Significant contribution to the safeguarding of the countryside from encroachment – 
contains characteristics of open countryside with arable fields and lacks any urbanising 
development (with the exception of a vehicle repair shop and dwellings of Welham 
Green which are viable across the northern section of the parcel). 
Limited or no contribution to preserving the setting and special character of historic 
towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
P64 (all of parcel) – Moderate-High 
The parcel is largely open and rural in character. Release of P64 would encroach on the 
countryside and impact the integrity of the wider Green Belt to the west/south. The 
parcel is contained on two sides by the existing urban edge, woodland to the south 
creates a clear southern boundary. 
P64c– (sites WeG1/WeG2/WeG3 & Allotment Area) – Moderate 
The release of these areas would weaken the Green Belt, area would need to be 
released as a whole to make a well-defined Green Belt boundary. Development within 
WeG3 would lead to encroachment of the countryside, however, the area is relatively 
well contained by existing trees (south), urban area (north) and Station Road (east). 
It should be noted that adjoining sites (WeG17 and WeG15) are also being considered 
and if released, this site (WeG3a) would be entirely enclosed. 

and paddock land 
Attached to residential properties 
on Station Road, would need to 
be taken out of the Green Belt in 
order to draw logical Green Belt 
boundaries. 
Conclusion 
The proposed new Green Belt 
boundaries would be similar in 
strength to the existing 
boundaries and could form clearly 
defined and defensible 
boundaries. 
See also conclusion in the table 
entry for WeG15. 

5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could deliver affordable housing and make 
provision for 20% accessible and adaptable dwellings. 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 0 

 improved access to the 
site and opportunity for 
master-planning a larger, 
coherent and sustainable 
development. 

 
Disadvantages: 
None 

Summary: 
HELAA: Deliverable within 1-5 years (Significant in favour) 
GB3 Study (Purposes): The wider parcel (P64) makes a significant contribution to one national purpose and partial contribution to one national purpose (Moderate Against) 
GB3 Study (Harm): The majority of the site falls within a moderate harm sub-parcel (P64c) (Moderate-High Against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary but is clearly defined. It should be noted that if adjoining sites (WeG17 and WeG15) come forward the site would be entirely enclosed (Minor in 
favour). 
SA: Identifies seven significant double positives and no double significant negatives (Significant in favour) 
Flood Risk: passes the sequential test. 
Landscape Sensitivity Assessment: Moderate (neutral) 
Strategic Advantages: If allocated alongside WeG3, the site would provide the opportunity for an alternative access into WeG3, avoiding further demand upon Welham Manor which, although an acceptable access in its own right, is 
constrained. (minor weight in favour) 
Strategic Disadvantages: None 

Calverton Test 
The release of the wider Parcel 64c would result in Moderate harm to the Green Belt. Site WeG3a is an extended promotion of WeG3, which included land between the site and 26 Station Road which will provide access to the site. 
Site WeG3 is considered to have moderate harm to the Green Belt. The extended promotion WeG3a would extend the new Green Belt no further south than the southern boundary of WeG3 and therefore is considered that this 
minimises the harm to the lowest practicable extent. However, if the site is allocated in combination with WeG17 and WeG15 the site would be entirely enclosed thus negating the need to create new Green Belt boundaries to this site per 
se. Allocating the wider area would also create an opportunity to master-plan a larger, coherent and sustainable development overall to be weighed in the balance against any potential impacts. 

 



Overall Conclusion 
The development of site WeG3a could come forward in the first five years of the plan period. The parcel P64 does make a significant contribution to a national purpose of the Green Belt (Safeguarding the countryside from 
encroachment). However, as explored above the Green Belt harm of the wider parcel P64 could be limited to moderate if the site WeG3a is brought forward along with the other site included in P64c to establish a new Green Belt 
boundary. While development of the smaller scenario P64c, would result in the encroachment of the countryside to the south of Welham Green The new boundary would be marginally weaker than the existing boundary (due to the lack 
of definable boundary on the extended WeG3a) but a landscaped buffer could be delivered to continue the tree belt along the southern edge of the site. According to the Sustainability Appraisal the potential benefits of releasing the site 
from the Green Belt significantly outweigh the negative impacts to this site. Welham Green is a sustainable location for development with good public transport connections, including a railway station and employment opportunities. On 
balance, this site is considered suitable for allocation alongside Welham Green sites to form a larger, coherent and sustainable development. 

Policy Implications 
Amend Green Belt boundaries to align with those described above with consideration for other sites are allocated alongside WeG3 



Draft Local Plan 2016 site reference: SDS7 HELAA site reference: WeG4b 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Marshmoor 
 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL 
Achievable: 
Yes 
Estimated capacity: 
40,500m2 of B1 class/80 dwellings 

 
Impacts/constraints requiring mitigation: 
• Flood risk sequential approach to layout and surface water management 
• Improve pedestrian access across railway to and from Welham Green 
• Mitigate air and noise pollution from A1000 and railway 
• Buffer wildlife sites 
• Mitigate ecological impacts 
• Mitigate impact on Hatfield Park HPG 
• Mitigate potential impact on Water End SSSI 
• Mitigate impact on amenity of existing residential properties 
• Easement for public right of way 
• Wastewater infrastructure upgrades 
• Pylons cross Via the southern corner of Area 2 and through the middle of Area 4 (south) may require 

easements 
Delivery timescales: 
0-10 years 
2019 HELAA Update: 
Thames Water: No longer envisage waste water infrastructure network concerns and will help enable delivery 
within 1-5 years. But as this is a large site with a specific Local Plan policy (SP23) to guide a mixed use 
development, it is considered that the more cautious delivery timescales concluded in 2016 remain relevant. 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 45) 
Parcel 45 makes a partial contribution to the strategic gap between Hatfield and 
Potters Bar. 
 
GB2 (Site WeG4b) 
Contribution to National Purposes: 
Significant in safeguarding the countryside from encroachment 
Physical and visual openness: 

Existing: 
Western edge of the railway line (Strong) 
 
Proposed: 
The site itself is bounded by the A1000 
(strong), an ordinary watercourse 
(moderate), a number of property 
boundaries (moderate) and Dixons Hill 
Road, C Road (moderate). However, a 

Significant positives (++) Total: 8 
4.2 : Reduction of greenhouse gas emissions from 
transport (x3); and 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of two 
Employment/Residential Areas and Welham Green 
Railway Station. It is within 400m of several bus stops. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x2): 
Site could deliver affordable housing and make 
provision for adaptable and accessible homes. 
6.1 Ensuring the supply, location and quality of 
employment/business sites reflects the need of 
local business and encourages a mixed economy: 

Sequential Test result: 
Pass – 93.7% of the site 
falls within Flood Zone 1, 
with the remainder falling 
within Flood zones 2 and 
3a/b. An ordinary 
watercourse also runs 
through the southern area 
of the site which may 
present a further fluvial 
flood risk; however, it was 
not possible to model it in 
the SFRA. A sequential 
approach to layout that 
restricts development to 

Advantages: 
This site could deliver 
40,500m2 of B1 class 
employment floorspace as 
part of a mixed use 
development. 

 
Disadvantages: 
None 

Physical Openness High no development on site. wider area of land containing a number of  
Visual Openness Low enclosed by vegetation. residential properties and a mobile home  

 site could be taken out of the Green Belt  
 to create a more logical, clearly defined  

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB3 (site falls within Parcel P57) and defensible boundary. This would 
begin with the ordinary watercourse 
(moderate), property boundaries of the 
Cravenia property, the A1000 (strong) 
running broadly southeast, and Dixons 
Hill Road C Road (moderate) running 
from the junction with the A1000 to the 
railway line 
 
Conclusion: 
The proposed new Green Belt boundaries 
would be partially weaker than the 
existing boundaries, but could form 
clearly defined and defensible 
boundaries. 

Site could provide 5% or more of required employment 
floor space in the borough 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 

 
Significant negatives (– –) Total: 2 
4.5 : Conservation/enhancement of the borough’s 
character, historic environment, and 
heritage/cultural assets: 
Site is adjacent to a Historic Park and Garden, 
although potential to improve the setting. 
Mitigation: Development of site should conform to 
Local Plan policies related to the protection of heritage 
assets and good design. 

 
4.6 : Protection/enhancement of biodiversity and 
geodiversity: 
A Local Wildlife site is within the boundary of the site, 
and another is within 250m. 
Mitigation: Development of site should conform to 
Local Plan policies related to the 
protection/enhancement of biodiversity and good 
design. 

 
2019 Update: 
Significant positives updated from 7 to 8 to correct 
error in 2016 Site Selection paper. 

Flood Zone 1 within the 
site is feasible. Therefore, 
the site passes the 
Sequential Test and the 
Exception Test does not 
need to be applied at this 
stage. 

 
The southern area of the 
site is subject to 
significant surface water 
flood risk, with 
approximately 10% of the 
site affected by the 1 in 
100 year extent. A 
sequential approach to 
layout and the use of 
sustainable drainage 
systems (SuDS) could be 
used to suitably manage 
surface water flood risk to, 
within and from the site. 
2019 update 
The proportion of site 
area that falls within 
FZ1 has increased to 
99%. Surface water 
flood risk remains the 
same (10% in the 100 
yr) 

 

Contribution to Green Belt Purposes 
Limited or no contribution for preventing neighbouring towns of Potters Bar and 
Hatfield from merging. Parcel contains some development and there is existing 
development on the opposite side of railway, which already reduces the 
perception of the gap between the above settlements. 
Partial contribution for safeguarding countryside from encroachment. Contains 
some characteristics of open countryside, consists of mainly arable/grassland 
fields. But the minor road, railway line, caravan park, park home etc. have an 
urbanizing influence 
Little or no contribution for preserving the setting and special character of 
historic towns (Welwyn Garden City). 

Assessment of Potential Harm (relevant scenarios): 
P57 (all/part of parcel, including GTLAA01-3, WeG4a/b, SDS7 and HS35) – 
Moderate-low. 
Parcel is relatively open but contains urbanizing development. It is well 
contained by A1000, Local wildlife site, Registered Park and Garden and railway 
line. Due to this, its release would not weaken the integrity of the surrounding 
Green Belt 

Summary: 
HELAA: This site could be developed within 0-10 years. (moderate in favour) 
GB3 Study (Purposes): Parcel 57 makes a partial contribution to one national purpose and limited or no contribution to two. (minor against) 
GB3 Study (Harm): The site falls within moderate-low parcel 57 (minor against) 
Green Belt boundary: The proposed new Green Belt boundaries would be partially weaker than the existing boundaries, but could form clearly defined and defensible boundaries. (minor in favour) 
SA: The site has 8 significant positives with two significant negatives. (significant in favour) 
Flood Risk: Site passes the sequential test 
Landscape Sensitivity Assessment: Moderate (neutral) 
Strategic Advantages: Development of the site presents one of very few opportunities to make provision for employment land to meet the borough’s needs for economic growth. (significant in favour) 
Strategic Disadvantages: None 

Calverton Test 

The release of Parcel 57 would result in moderate – low harm to the Green Belt. The parcel is well contained by the A1000, Local Wildlife Sites, a Registered Park and Garden and the railway line. To create a Green Belt boundary which 
is logical, clearly defined and defensible a larger area of land (Parcel 57) will need to be released from the Green Belt. There is no further opportunity to reduce the harm. 

Overall Conclusion 
This site presents an opportunity to make provision for significant employment space alongside housing. Release of the site would result in moderate – low harm to the Green Belt though revised boundaries which could be clearly 
defined and defensible. The site could come forward in the first ten years of the plan. The site is well located for local transport links including the railway station, and existing employment provision. This site should be considered for 
allocation. According to the Sustainability Appraisal the potential benefits of releasing the site from the Green Belt significantly outweigh the negative impacts to this site. On balance, this site is considered suitable for allocation 

Policy Implications 
Amend Green Belt boundaries to align with those described above. 



Draft Local Plan 2016 site reference: xxxxx HELAA site reference: WeG6 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Skimpans Farm Green Belt: 
Yes 
Greenfield: Greenfield 
Achievable: 
Yes 
Estimated capacity: 
73 dwellings 
Impacts/constraints requiring mitigation: 

• Flood risk sequential approach to layout and surface water management 
• Mitigate heritage impacts 
• Mitigate noise pollution from the railway 
• Any contaminated land would require remediation 
• Protection of groundwater 
• Easement for public right of way 
• Retain and protect habitat on railway embankment and wooded areas. 
• Mitigate ecological impacts 

Delivery timescales: 
1-5 years 
2019 HELAA Update: 

• Pre-app or pre-determination archaeological assessment required with specific development proposals 
• Proximity to SSSI Water End Swallow Hole. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 48): Existing: 2019 Update: Pass – 87.8% of the site falls 
within Flood Zone 1, with the 
remainder falling within Flood 
zones 2 and 3a/b. A 
sequential approach to layout 
that restricts development to 
Flood Zone 1 within the site is 
feasible. Therefore, the site 
passes the Sequential Test 
and the Exception Test does 
not need to be applied at this 
stage. 
Surface water flood risk 
largely coincides with areas of 
fluvial flood risk. A sequential 
approach to layout and the 
use of sustainable drainage 

Advantages: 
Strategic Gap Railway line (strong) Significant positives (++) Total: 7 None 
Parcel 48 makes a partial contribution to the strategic gap between Hatfield 
and Potters Bar 
GB2 (WeG6): 

Property boundaries (moderate) 
Bulls Lane unclassified road 
(moderate) 

4.2 : Reduction of greenhouse gas emissions from 
transport; (x2) and 
4.3 : helping to avoid/reduce air pollution: (x2) 

 
Disadvantages: 
None 

Contribution to National Purposes: 
The parcel makes a partial contribution to preventing neighbouring towns 
from merging; significant contribution to safeguarding the countryside from 
encroachment. 
Physical and visual openness: 

Proposed: 
Railway line (strong) 
Mature hedgerow/tree belt and 
property boundary to community 
centre (moderate) 

Site is within walking distance of an Employment Area and 
Welham Green Railway Station. It is within 400m of two bus 
stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 

 

Physical Openess: High Visual Openess: Mixed enclosed by built form 
vegetation and railway embankment but number of gaps in the hedgerow 
Potential for Cumulative Impact 
It forms a group with WeG1, WeG2 WeG3 and WeG10 

Ordinary watercourse (moderate) 
Conclusion: 
The proposed new Green Belt 
boundaries would be similar in 

Site could deliver affordable housing and make provision for 
accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education establishments. 

 

 



 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB3 (Site falls within Parcel P59): 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns 
Significant contribution to safeguarding the countryside from 
encroachment. 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 59a (site WeG6) moderate harm. The release of this site would be 
similar to the release of the parcel as a whole as it is assumed that the 
road to the north of the site, land at Skimpans Farm and land between the 
site and the inset area of Welham Green to the southwest would also be 
released to create a continuous Green Belt boundary. 

strength to the existing 
boundaries and clearly defined 
and defensible boundaries 
could be formed. 

Significant negatives (– –) Total: 2 
4.5 : Conservation/enhancement of the borough’s character, 
historic environment, and heritage/cultural assets: 
Site surrounds a Listed Building. 
Mitigation: 
Development of site should conform to Local Plan policies related 
to the protection of heritage assets and good design. 
4.6 : Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of a Local Nature Reserve and SSSI. 
Mitigation: 
Development of site should conform to Local Plan policies related 
to the protection /enhancement of biodiversity and good design. 

systems (SuDS) could be 
used to suitably manage 
surface water flood risk to, 
within and from the site. 
2019 Update 
No change - passes the 
sequential test 
Whilst not high risk, there are 
some areas of surface water 
flood risk on the site, including 
9% coverage in the 100yr 
event and 26% in the 1000yr 
event. It is mainly confined to 
the southern/south eastern 
boundary, following the line of 
the upper reaches of the 
Mimshall Brook. 
Minor watercourses within the 
site boundary have not been 
modelled and some further 
work will be needed to 
demonstrate appropriate 
mitigation – a site specific 
FRA would be required. 

 

Summary 
HELAA: The site could come forward within the first 5 years of the plan period (significant in favour) 
GB3 Study (Purposes): The parcel makes a significant contribution to one national purpose and a partial contribution to one national Green Belt purposes, but is largely contained by existing residential development to the west, the 
railway line to the east and woodland to the south (moderate against) 
GB3 Study (Harm): The release of the whole parcel or site WeG6 would both result in moderate harm to the green belt (minor against) 
Green Belt boundary: New boundaries would be similar in strength to the existing boundaries (moderate in favour) 
SA: The site has 2-3 times as many significant positives as significant negatives (moderate in favour) 
Flood Risk: The site passes the sequential test. 
Landscape Assessment: Low – Moderate/ Moderate (moderate in favour) 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
The release of either the whole parcel or site WeG6 would both result in moderate harm. The site is largely contained by existing residential development to the west, the railway line to the east and woodland to the south. Due to this 
containment, the impact on the integrity of the Green Belt resulting from its release would be limited. Release of the parcel would only extend the edge of Welham Green by c. 70 m and would not have a significant impact on narrowing 
the gap between Welham Green and Brookman’s Park. New Green Belt boundaries could be formed of similar strength to the existing. Through master-planning, the containment of the site could be enhanced to minimise any impact 
further. 

 



Overall Conclusion 
The development of site WeG6 could come forward within the first 5 years of the plan period. The parcel P59 does make a significant contribution to one national green belt purpose (safeguarding the countryside from encroachment). 
The new green belt boundary would be similar in strength to the existing boundary and clearly defined and defensible boundaries could be formed. Overall the impact of releasing the site on the wider Green Belt and on separation 
between settlements would be limited. Given the relatively limited scale of impact and the sustainability of the settlement, particularly with good access to public transport, including a railway station, employment and education, on 
balance, the site is considered suitable for allocation. 

Policy Implications 
Amend green belt boundaries to align with those described above. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: WeG10 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Land at Dixon Hill Lane, Welham Green 
 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
120 dwellings 
Impacts/constraints requiring mitigation: 
• Buffer wildlife site/Ancient Woodland (north western corner) 
• Mitigate potential impact on Water End SSSI 

Delivery timescales: 
1-5 years 
2019 HELAA Update: 
Impacts/constraints requiring mitigation: 
Thames Water: No longer envisage waste water infrastructure network concerns and will help enable delivery 
within 1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal 
 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
Property boundaries (Moderate) 
Dixons Hill Road, C Road 
(Moderate) 
Proposed: 
Dixons Hill Road, C Road 
(Moderate) 
No definable boundary to the 
southwest and north west (Weak) 
Conclusion: 
The proposed new Green Belt 
boundaries would be 
predominantly weaker than the 
existing boundaries. 
New property boundaries and 
landscaping post-development of 
the site would need to be relied 
upon to create clearly defined and 
defensible boundaries. 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas 
emissions from transport (x2): and 
4.3 : helping to avoid/reduce air pollution 
(x2): 
Site is within walking distance of an 
Employment Area and Welham Green 
Railway Station. It is within 400m of five bus 
stops. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs (x2): 
Site could deliver affordable housing and 
make provision for assessable and 
adaptable dwellings. 
6.6: Provision of training, skills 
development and lifelong learning (x1): 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 48 makes a partial contribution to the strategic gap between Hatfield and 
Potters Bar. 

Pass – Site is within Flood Zone 
1 

None 
 
Disadvantages: 

GB2 (Site WeG10): 2019 Update: None 
Contribution to National Purposes: No change  
Partial for preventing neighboring towns from merging, contributes to the visual 
perception but is limited due to the overall scale of the gap. 

  

Partial in safeguarding the countryside from encroachment   

Physical and visual openness:   

Physical openness - High Visual openness/ mixed enclosed by Bush Wood and 
Welham Green edge and views over surrounding landscape to the south west 

  

GB3 (Site falls within Parcel P61):   

Contribution to Green Belt Purposes   

Partial contribution for preventing neighboring towns from merging – contributes to the 
gap between Hatfield and Potters Bar. Welham Green is part of a few settlements that 
lie between the above, reducing the perception of separation. But woodland outside of 
the parcel within the gap play a strong role limiting further coalescence. 

  

 



 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal 
 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Significant for safeguarding the countryside from encroachment – contains 
characteristics of open countryside, comprising arable fields and lacks urbanising 
development (except for school). 
Limited or no contribution for preserving the setting and special character of historic 
towns (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
P61 (Release of parcel as a whole) – Moderate- High 
The release of the whole parcel would result in the encroachment of the countryside 
due to its largely open, rural character however, even this larger parcel is relatively 
well contained by protected woodland to the northwest and by the settlement edge of 
Welham Green to the northeast and farm buildings to the southwest. As such any 
impact on the integrity of the wider Green Belt if released would be limited. 
P61b (Release of Site Weg10) - Moderate 
Site has rural and open character. It would lead to the encroachment of the 
countryside and extend the urban edge further to the southwest. But it would have a 
limited impact on the integrity of the wider Green Belt due to the presence of school 
playing pitches to the north and the urban edge of Welham Green to the east. 

 Significant negatives (– –/– –?) Total: 1 
4.6: Protection/enhancement of 
biodiversity and geodiversity (--? X1): 
Site is adjacent to a Local Wildlife Site. 
Mitigation: 
Development of site should conform to Local 
Plan policies related to the 
protection/enhancement of biodiversity and 
good design. 

 
2019 Update: 
No change 

  

Summary: 
HELAA: Deliverable within the first five years. This is attributed (Significant weight in favour) of the site 
GB3 Study (Purposes): Site WeG10 covers circa a third of the Parcel P61. The wider parcel makes a significant contribution to one national purpose, partial contribution to one national purposes and a limited/no contribution to one 
national purpose. (Moderate Against). 
GB3 Study (Harm): The release of sub parcel P61b (.i.e. WeG10) will result in Moderate harm to the Green Belt (Minor against), but is relatively well contained with any impact on the wider Green Belt being limited. 
Green Belt boundary: Proposed boundaries would be predominantly weaker than the existing boundaries, and would not be clearly defined. This is attributed (Significant weight against) the site. 
SA: The site has more than three times as many significant positives and significant negatives this is attributed (Significant weight in favour) of the site. 
Flood Risk: Passes the sequential test 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
Site WeG10 falls within the wider parcel P61 and is likely to result in moderate-high harm to the Green Belt due to the encroachment on the countryside although as the site is relatively well contained, any impact on the integrity of the 
wider Green Belt would be limited. The release of the smaller sub parcel P61b (.i.e. WeG10) would reduce the Green Belt harm to moderate 
Whilst the impact overall is moderate, i.e. less than some other sites being considered for allocation (with high harm for example) and any impact on the integrity of the Green Belt is considered to be limited, the Green Belt boundaries 
resulting from allocating the site would be weaker than existing. Therefore, to ameliorate or reduce this impact and strengthen the Green Belt boundaries will need to be clearly defined through master-planning and new planting. 

Overall Conclusion 
The release of this site would result in moderate Green Belt Harm but any harm to the wider integrity of the Green Belt w would be limited, both through reducing the scale of any allocation and because the site is relatively contained. 
The key advantages of it are that it is located on the edge of a Welham Green that has been categorized as a large excluded village within the proposed settlement strategy of the Draft Local Plan, which are the secondary focus for 
development due to range of facilities/services within them, employment and sustainability transport opportunities. In addition, it is expected to deliver new housing to address future needs in the early years of the Plan and contribute 
towards the five year land supply of deliverable sites. On balance, the site’s benefits are considered to outweigh the limited impact on the Green Belt and the site is considered suitable for allocation. 

Policy Implications 
Amend green belt boundaries to align with those described above and ensure appropriate consideration is afforded to any Green Gap policy requirements. 

 



Draft Local Plan 2016 site reference: N/A HELAA site reference: WeG12 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Land north of Pooleys Lane 
 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
83 dwellings 
Impacts/constraints requiring mitigation: 
• Mitigate noise pollution from adjacent employment area 
• Avoid prejudicial impact on operation of employment area 
• Buffer wildlife site 
• Easement for public right of way 
• Wastewater infrastructure upgrades 

Delivery timescales: 
1- 5 years 
2019 HELAA Update: 
• Easement for HV/OH cables 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
Property boundaries (moderate) 
Mature tree belt/hedgerow (moderate) 
Proposed: 
Mature tree belts/hedgerows with minor 
gaps (Moderate) 
Conclusion: 
The proposed new Green Belt boundaries 
would be similar in strength to the existing 
boundaries and could form clearly defined 
and defensible boundaries. 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas 
emissions from transport (x2) 
4.3 : helping to avoid/reduce air 
pollution:(x2) 
Site is within walking distance of an 
Employment Area and Welham Green 
Railway Station. It is within 400m of four bus 
stops. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs: (x2) 
Site could deliver affordable housing and 
make provision for accessible and adaptable 
dwellings. 
6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 48 makes a partial contribution to the prevention of neighbouring towns 
merging and contributes to the strategic gap between Hatfield and Potters Bar. 
However, any reduction of this gap is unlikely to compromise the separation of 
1st tier settlements. 
GB2 (WeG12): 

Pass – Site is within Flood Zone 
1 

 
2019 Update: 
No change 

None 
 
Disadvantages: 
None 

Contribution to National Purposes:   

Partial for preventing neighbouring towns from merging, contributes to the visual 
perception but is limited due to the overall scale of the gap 

  

Partial in safeguarding the countryside from encroachment - has a mixture of 
countryside elements and urban fringe. 

  

Physical and visual openness:   

Physical Openness mixed/ high - Some built form and a pylon, Visual openness 
low - relatively enclosed flat site. 

  

Potential for Cumulative Impact   

Connect to Welham Green and forms a group with Hat11, WeG8, WeG9, 
GTLAA05 

  

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

N.B. WeG8 is unsuitable, and WeG9 and GTLAA05 fail the HELAA Stage 1 test.  Significant negatives (– –/(– –?) Total: 1   

GB3 (Site falls within Parcel 60): 
Contribution to Green Belt Purposes 

4.6: Protection/enhancement of 
biodiversity and geodiversity: 

Partial contribution to preventing the merging of neighbouring towns. 
Significant contribution to safeguarding the countryside from encroachment – 
the parcel contains characteristics of open countryside and lack any significant 
urbanising development. Dwellings from adjacent Welham Green are visible but 
sheltered by a band of trees. 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City) 

Site is within 250m of a Local Wildlife Site 
and Ancient woodland. 
Mitigation: 
Development of site should conform to Local 
Plan policies related to the 
protection/enhancement of biodiversity and 
good design. 

Assessment of Potential Harm (relevant scenarios):  

P60(all of parcel) – Moderate harm 2019 Update: 

Parcel 60 is largely open and rural and its release would lead to encroachment 
of the countryside. However, as the parcel is contained to the south and east by 
the urban area and to the north and west by a Local Wildlife Site therefore the 
release of this land would have limited effect on the wider Green Belt. A new 
Green Belt boundary could be defined using the field boundaries which would 
be no more or less clearly defined than the existing Green Belt edge. 

No change 

Summary: 
HELAA: Deliverable in 1-5 years (Significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate weight against). 
GB3 Study (Harm): The site forms the moderate harm parcel (P60) (minor against) 
Green Belt boundary: Proposed boundaries would be similar in strength to the existing boundaries and could form clearly defined and defensible boundaries. (moderate weight in favour) 
SA: The site has more than three times as many significant positives as significant negatives. (significant weight in favour) 
Flood Risk: passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the site WeG12 would result in moderate harm to the Green Belt. The parcel is contained to the south and east by the urban area and to the north and west by a Local Wildlife Site, the release of this land would have 
limited effect on further encroachment onto the countryside of the wider Green Belt. It is considered that new Green Belt boundaries could be defined using the field boundaries that would be no more or less clearly defined than the 
existing boundaries this ensuring that any impact was minimised. 

Overall Conclusion 
The development of site WeG12 could come forward in the first five years of the plan period. The Green Belt harm of the parcel P60 is moderate. The site makes a significant contribution to a national purpose of the Green Belt 
(safeguarding the countryside from encroachment), however as the parcel is well contained and adjoins the urban area and a Local Wildlife site it is considered that its release would have a limited effect on the wider Green Belt. The 
release of this site would also establish a new Green Belt boundary which would be similar in strength to the existing boundary and would be clear and defensible comprising of a mature tree belt/hedgerows. The site has a number of 
significant sustainable positives and on balance, the site’s benefits outweigh the adverse impacts on the purposes of the Green Belt. The site is considered suitable for allocation. 

Policy Implications 
Amend Green Belt boundaries to align with those described above and ensure appropriate consideration is afforded to any Green Gap policy requirements. 

 



Draft Local Plan 2016 site reference: N/A HELAA site reference: WeG15 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Land at Potterells Farm, Station Road Urban/Green Belt: 
Green Belt 

 

 

PDL/Greenfield: 
Greenfield (with small area of PDL) 
Achievable: 
Yes 
Estimated capacity: 
140 dwellings 
Impacts/constraints requiring mitigation: 
• Protection of groundwater 
• Mitigate potential impact on Water End SSSI 
• Mitigate ecological impacts 
• Any contaminated land would require remediation 
Delivery timescales: 
1-10 years 
2019 HELAA Update: 
• Archaeological Assessment required (pre-application or pre-determination stage.) 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
Property boundaries (moderate) 
Station Road C Road (moderate) 
Proposed: 
Established tree belt/hedgerow adjoining 
WeG3 (moderate); 
Established hedgerow with minor gaps 
(moderate); 
No definable boundary to the south 
(weak). 
Conclusion: 
The proposed green belt boundaries 
would be predominantly weaker than the 
existing boundaries with no clearly 
defined or defensible boundary to the 
south. Post development features would 
be relied upon. 
An alternative would be to take a greater 
area of land out of the green belt, either 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas 
emissions from transport (x2): 
This site is within walking distance of 
Travellers Lane Employment Area. 
This site is within 1400m of Welham Train 
Station and 400m of several bus stops on a 
route providing a six day week service. 
4.3 : helping to avoid/reduce air 
pollution: (x2): 
Site is within walking distance of an 
Employment Area and Welham Green 
Railway Station. It is within 400m of seven 
bus stops. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs: (x2): 
Site could deliver affordable housing and 
make provision for 20% accessible and 
adaptable dwellings. 

Sequential Test result: Advantages: 
If allocated alongside WeG3 
which adjoins WeG15 to the 
north, access into WeG3 may 
be possible via WeG15 
removing the need to provide 
access to WeG3 via Welham 
Manor, which is an acceptable 
access in its own right, is 
constrained due to design of 
the highway and prevalence of 
on-street parking. However, if 
WeG3a is allocated this may 
no longer be needed as 
access will be achieved 
independently. 

 
Disadvantages: 
None 

Strategic Gap 
Parcel 48 makes a partial contribution to the prevention of neighbouring towns 
merging and contributes to the strategic gap between Hatfield and Potters Bar. 
However, any reduction of this gap is unlikely to compromise the separation of 1st 

tier settlements. 
GB2 (WeG15): 

Pass – Site is within Flood Zone 
1 

 
2019 Update: 
No change 

Contribution to National Purposes:  

Partial in preventing neighbouring towns from merging, contributes to the visual 
perception of the gap between Hatfield and Potters Bar but limited due to the 
overall scale of the gap. 

 

Partial in safeguarding the countryside from development, small part of the site 
contains built development 

 

Physical and visual openness:  

Physical openness - High Visual openness/ Mixed partially elevated with some 
views out 

 

Potential for Cumulative Impact  

It forms a group with WeG1, WeG2, and WeG3, The cumulative impact of WeG3 
and WeG15 would be significant in terms of encroachment on the countryside. 

 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

If WeG3 were allocated alongside WeG15 then an area of land comprising of 
the farmhouse, allotments, WeG2 (unsuitable and unachievable), and paddock 
land would need to be taken out of the Green Belt. 
GB3 (Site falls within Parcel 64): 
Contribution to Green Belt Purposes 
Partial contribution to the prevention the merging of neighboring towns – 
contributes to the gap between Hatfield and Potters Bar. 
Significant contribution to the safeguarding of the countryside from 
encroachment – contains characteristics of open countryside with arable fields 
and lacks any urbanising development (with the exception of a vehicle repair 
shop and dwellings of Welham Green which are viable across the northern 
section of the parcel). 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
P64e – (sites WeG1/WeG2/WeG3/WeG15 & Allotment area) - Moderate - High 
Cumulative impact of the release of these sites would lead to encroachment 
onto open countryside. 

up to a public right way or up to an 
ordinary watercourse south of the site 
boundary (both moderate). This would 
still leave a small boundary in the south 
west corner with no definable feature 
(weak). However, it is considered that 
taking a larger area of land out of the 
green belt to create stronger boundaries 
does not justify the extent of the release. 

6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 1 
4.6: Protection/enhancement of 
biodiversity and geodiversity: 
Site is within 250m of a Local Wildlife Site 
and Ancient woodland. 
Mitigation: 
Development of site should conform to Local 
Plan policies related to the 
protection/enhancement of biodiversity and 
good design. 
2019 Update: 
No change 

  

Summary: 
HELAA: Deliverable in 1-10 years (moderate in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and a partial contribution to one national Green Belt Purpose. (moderate weight against) 
GB3 Study (Harm): The site falls within the moderate high harm parcel (P64e) (Moderate Against) 
Green Belt boundary: Proposed boundaries would be predominantly weaker than the existing boundaries, with the largest boundary not being clearly defined or defensible. (significant weight against) 
SA: The site has more than three times as many significant positives as significant negatives. (significant weight in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: If allocated alongside WeG3, the site would provide the opportunity for an alternative access into WeG3, avoiding further demand upon Welham Manor which, although an acceptable access in its own right, is 
constrained. (minor weight in favour) 
Strategic Disadvantages: None 

Calverton Test 
The release of the whole parcel P64e would result in moderate-high harm to the Green Belt. There is limited opportunity to minimise the harm from releasing the parcel in isolation, but there are wider sustainability benefits, discussed 
below, and the allocation of this site will result in less harm than alternative sites (that lead to high or very–high harm elsewhere in the Borough). 

Overall Conclusion 
The development of site WeG15 could come forward in the first ten years of the plan period. The parcel P64 does make a significant contribution to a national purpose of the Green Belt (Safeguarding the countryside from 
encroachment). The moderate - high Green Belt harm of the smaller parcel P64e and the need to establish a new Green Belt boundary, would weaken the existing boundary. However, the site benefits from being located in a sustainable 
location for development, with relatively less harm than other sites being considered across the district (many are high/ very high), and if developed alongside other sites (WeG1, WeG3, WeG3a and WeG17), which all lead to less harm 
(Low, Moderate – Low or Moderate) will facilitate the master-planning and development of a more sustainable development overall. Therefore, on balance, the need to deliver sustainable development, particularly to provide sufficient 
housing for the Borough, outweigh the impacts on the Green Belt. The site is therefore considered suitable for allocation. 

Policy Implications 
Amend green belt boundaries as described above 

 



Draft Local Plan 2016 site reference: xxxxx HELAA site reference: WeG17 

Settlement: Welham Green Housing & Employment Land Availability Assessment 

Site location: Land south of Dixons Hill Road  
2019 Update: 
Urban/Green Belt:  

 

Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
1 or 2 FE primary school (depending on the quantum of development in the area) 
Impacts/constraints requiring mitigation: 
• Provision of footways to link the site to the wider footway network 
• Majority of the site within the Ground Source Protection Zone 1 
• Easement of 3m required either side for the High Pressure Pipeline along the eastern boundary. 
• Archaeological Assessment required at planning application stage. 
• Noise mitigation measures 
Delivery timescales: 
1-10 years (dependent on the rate of housing delivery in and around Welham Green) 

 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal 
 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
The site is currently washed over 
by the Green Belt. 
The existing Green Belt boundary 
comprises the settlement edge of 
Welham Green in the form of 
garden/property boundaries 
(moderate) 
Proposed: 
The proposed Green Belt boundary 
would comprise Dixons Hill Road to 
the north/north west (strong), 
garden/property boundaries to the 
north (moderate) and open fields to 
the east/west/south (weak). 

2019 Update: 
Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas 
emissions from transport? (x2) 
4.3 Avoid and reduce air pollution (x2) 
Within 1400m of Welham Green and South 
Hatfield. 
Within 400m of five bus stops on a route 
providing a six day week service and within 
1400m of Welham Green Station. 
6.6 Provide access to training, skills 
development and lifelong learning to 
meet identified needs 
Within 1,400m of Welham Green and South 
Hatfield. 
Significant negatives (– –/(– –?) Total: 0 

Sequential Test result: Advantages: 
Provision of a primary school 
to support growth in Welham 
Green 

 
Disadvantages: 
None. 

Strategic Gap Pass within Flood Zone 1 
Partially contributes to the strategic gap between Hatfield and Potters Bar. 2019 Update: 
Site was not covered by GB2 study No change 
GB3 (Site falls within Parcel 63):  

Contribution to Green Belt Purposes  

Partial contribution to preventing the merging of neighbouring towns. The land within 
the parcel plays a partial role in preventing the reduction of the gap between the 
settlements of Bell Bar, Welham Green, Brookmans Park, Swanley Bar and Little 
Heath. 

 

Significant contribution to safeguarding the countryside from encroachment. The land 
contains the characteristics of open countryside. With the exception of the dwellings in 
the northwest of the parcel, the parcel lacks any urbanizing development. 

 

Assessment of Potential Harm (relevant scenarios):  

P63 (release of all or part of parcel)– High  

The release of the parcel would result in significant encroachment on the countryside 
and extension of the urban edge of Welham Green to the west. 

 

 



 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

Consideration is also needed for neighbouring parcels. For example the release of 
Parcel 61b would lead to moderate harm and the release of Parcel 64e would lead to 
moderate – high harm. On this basis, there may be potential to release a small 
portion of Parcel 63 to extend no further west than P61b, thus limiting any 
encroachment into open countryside or unduly impacting separation. 
The nature of a Primary School would also contain large areas of open space that 
could further limit the extent of encroachment or impact on separation. 

    

Summary: 
HELAA: Deliverable within 1-10 years (moderate in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one of the national purposes and a partial contribution to one of the purposes (moderate against) 
GB3 Study (Harm): Parcel 63 is high harm (significant against) – consideration is also needed to the adjoining parcels P61b (moderate) and P64e (moderate – high) indicating that significantly reducing the scale of development on 
P63 could reduce the scale of any impact. 
Green Belt boundary: New boundaries would be partially weaker than the existing boundary but would be clearly defined (moderate against) 
SA: Identifies five significant positives and no significant negatives (significant in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: Provision of a new primary school (moderate in favour) 
Strategic Disadvantages: No strategic disadvantages. 

Calverton Test 
WeG17 forms part of the wider parcel P63. The release of all of site WeG17 would result in high harm to the Green Belt. The development of the site would result in the need to release a smaller area of land from the Green Belt, which 
would reduce the level of harm. To further minimise the harm, the built form could be limited to the north of the site close to Dixons Hill Road with the football/games pitch and landscaping situated to the south. In addition this would limit 
the impact on the openness of the Green Belt and also allow the new Green Belt boundary to be closer to the existing settlement edge. The impact of releasing neighbouring parcels would result in less harm, as described above, thus 
indicating that limiting the area of P63 to be released would reduce the potential impact. For example, development could be restricted to not extend further west than as proposed for P61b (moderate) harm. 

Overall Conclusion 
Development of WeG17 would significantly encroach on the countryside and affect the integrity of the wider Green Belt. WeG17 is identified in the Green Gap Assessment as within the gap between Welham Green and Brookmans Park 
but development of the site would not reduce the existing size of the gap. A new Green Belt boundary could be established which could follow the line of existing development but the boundary would be predominantly weaker than the 
existing. Although release of this site would cause high harm to the Green Belt, it is considered that the strategic advantage of delivering a new primary school for Welham Green outweighs the harm. As discussed above, there is scope 
for the degree of any impact to be limited by releasing a significantly smaller site area and ensuring the open space/ landscaping/ sports pitches within the school boundary are designed to minimise encroachment and impact on 
separation. The site is considered suitable for allocation. 

Policy Implications 
Amend the Green Belt boundary to form clearly defined and defensible boundaries. 

 



 

Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Bell Bar and Brookmans Park 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP1 

Settlement: Upper Bell Bar Housing & Employment Land Availability Assessment 

Site location: Upper Bell Lane Farm Urban/Green Belt: 
Green Belt  

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
104 dwellings 
Impacts/constraints requiring mitigation: 
• Highway upgrades 
• Mitigate heritage impacts 
• Mitigate air and noise pollution from A1000 
• Mitigate ecological impacts 
• Wastewater infrastructure upgrades 
Delivery timescales: 
6-10 years 
2019 HELAA Update: 
Estimated Capacity and Delivery Timescale Updated as above. 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 45): 
Strategic Gap 

Existing 
Great North Road (strong) 
The Drive, unclassified road (moderate) 
Property boundaries (moderate) 
Proposed: 
Site boundaries themselves would be formed by: 
Great North Road (Strong) 
Bell Lane (moderate) 
Properties boundaries (moderate) 
Comments: 
The Green Belt Review Stage 3 indicated this site 
would result in a weak inset area on its own, due 
to the lack of a distinction between this and the 
denser residential development of the settlement 
of Bell Bar. Therefore, it is assumed that site 
BrP1 would need to be released in conjunction 
with insetting Bell Bar (Parcel 68). 
Therefore, a wider area would need to be 
removed/inset from the Green Belt as indicated 
by the parcel boundaries of P72 of the Green Belt 

2016 Update: 
Significant positives (++/++?) Total: 5 

Sequential Test 
result: 

Advantages: 
None 

Parcel 45 makes a partial contribution to the strategic gap 
between Hatfield and Potters Bar. 
GB2 (Site BrP1): 

4.2 : Reduction of greenhouse gas emissions from transport; 
and 
4.3 : helping to avoid/reduce air pollution: 

Pass - Site is within 
Flood Zone 1 
2019 Update: 

Disadvantages: 
None 

Contribution to National Purposes: 
Partial in assisting safeguarding the country side with prominent 
surrounding residential development at Bell Bar 
Physical and visual openness: 
High Physical openness and Mixed Visual Openness, views from 
elevated southern area with more enclosure close to settlement 
edge 

Site is within 400m of bus stops on Great North Road. 
5.1: Provision of the right amount, type and tenure of housing to 
meet identified local needs (x2): 
Site could deliver affordable housing and make provision for 
accessible and adaptable dwellings. 
6.6: Provision of training, skills development and lifelong 
learning: 

19% of the site is 
affected by historic 
surface water 
flooding (1/1000 
year) 

 

GB3 (Site falls within Parcel 72): Site is within walking distance of education establishments.   

Contribution to Green Belt Purposes Significant negatives (– – / – –?) Total:3   

Partial contribution for safeguarding the countryside from 
encroachment- contains characteristics of open countryside, 
made of a grassland field that is visually and spatially open. With 
the exception of the builder’s yard and related structures, it lacks 
any urbanising development. But it is contained by urban 
development on three sides, which has an urbanising influence. 

4.4: Protection/enhancement of open space and landscape 
character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 

  

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 
Strategic 

advantages and 
disadvantages 

Limited or no contribution for; checking unrestricted sprawl of 
large built up areas, preventing neighboring towns from merging 
and preserving the special character of historic towns (Welwyn 
Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 72 (all of parcel; in association with insetting of Parcel 68, 
the settlement of Bell Bar) – Moderate 
Parcel is open, largely undeveloped and any release of it could 
result in the encroachment on the countryside. But the harm 
would be limited, as it is largely contained by the settlement of 
Bell Bar (north, west, south); and the eastern part adjoins the 
A1000, with a garden centre and dwellings beyond. In isolation 
the parcel would be weak as an inset, due to lack of distinction 
between this and the denser residential development in Parcel 
68. It is therefore assumed that the parcel would be released in 
conjunction with P68. 
Parcel 72a (Release of stage 2 site BrP1, in association with 
insetting Bell Bar (Parcel 68) and home farm: Moderate–high 
The assessment of sub parcel 72a indicates that the area at 
home Farm and the tree belt that creates a separation between 
the settlements should not be included in the insetting of Parcel 
72 (.i.e. BrP1 and Bell Bar), as this increases the harm to 
moderate – high. The retention of this area in the Green Belt 
helps to minimise any impacts overall. 

Review. This would result in the release of 
residential properties next to the nursery off 
the A1000, residential properties and other 
uses within the triangular area between 
southern section of the A1000 and Bell Bar; 
residential properties on the western and 
southern parts of Bell Lane. But Home Farm 
site and a tree Belt near the residential uses 
off southern part of Bell Lane would remain 
within the Green Belt to retain a sense of 
separation between Brookmans Park and 
Bell Bar. 
Conclusion: 
The previous assessment considered the 
insetting of a much larger area, which would 
have greater impact on the Green Belt and 
separation between the settlements of Bell 
Bar and Brookmans Park. However, the site 
is enclosed by existing development on three 
sides, has moderate harm to the Green Belt 
and some separation between the two 
settlements can be retained preserving some 
sense of separation. New Green Belt 
boundaries (Great North Road, Bell Lane 
and property boundaries) would be similar in 
strength to the existing boundaries and could 
form logical, clearly defined and defensible 
Green Belt boundaries. 

The scale, layout and design of development should seek to reduce 
significant effects on settlement pattern and local distinctiveness. 
4.5 : Conservation/enhancement of the borough’s character, historic 
environment, and heritage/cultural assets (--?): 
Site is in proximity to a Listed Building and within 1km of a Historic Park & 
Garden. 
Mitigation: 
Development of site should conform to Local Plan policies related to the 
protection of heritage assets and good design. 
4.6 : Protection/enhancement of biodiversity and geodiversity (--?): 
Site is within 250m of a Local Wildlife site. 
Mitigation: 
Development of site should conform to Local Plan policies related to the 
protection/enhancement of biodiversity and good design. 
 
2019 Update: 
Significant negatives (– –/– –?) Total: 2 
SA Objective 4.4 Retaining Local Distinctiveness has changed from 
significant negative (--) to negligible (0). 
 
The Green Belt Stage 3 (2019) score this site has having a limited or no 
contribution to both maintaining the existing settlement pattern (local 
purpose) and preventing neighbouring towns from merging. Hence, the 
score changed from a significant negative to 0. 

  

Summary: 
HELAA: The site could come forward within 6-10 years of the plan period. This is attributed (moderate weight in favour) of the site. 
GB3 Study (Purposes): Parcel 72 covers a significant proportion of the BrP1 site area (exception of builder’s yard) that has a high degree of physical openness. This makes a partial contribution against one national purpose (P3) and 
limited or no contribution against two national purposes (P2, 3) (minor in favour) 
GB3 Study (Harm): Release of P72, with P68 (insetting of settlement of Bell Bar) will result in Moderate Green Belt harm, as it is largely open and undeveloped and will result in the encroachment of the countryside. But the harm would 
be limited and not impact the wider Green Belt as it this is largely contained to the north, south and west (Minor against). N.B this parcel assessment assumes land at home farm and the tree belt between the Bell Bar and Brookman’s 
Park remains within the Green Belt, as it maintains a level of separation between the settlements and does not increase harm. 
Green Belt Boundary: This site would need to be released in conjunction with the inset of the built up area of the settlement of Bell Bar. This will help draw logical and clearly defined boundaries. The wider area is largely urbanised 
therefore any adverse impact on Green Belt purposes would be limited. New Green Belt boundaries would be similar in strength to the existing boundaries. This is attributed (moderate weight in favour) of the site. 
SA: The site 2-3 times more significant positives (5) as significant negatives (2). This is attributed (Moderate weight in favour) the site. 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Low-moderate (moderate in favour) 
Strategic Advantages: None 
Strategic Disadvantages: None 



Calverton Test 
Site BrP1, largely consists of un developed grassland field that has the characteristics of open countryside. This site can only be released, in conjunction of the insetting of the settlement of Bell Bar as it would be difficult to distinguish 
between the two areas (P68). The insetting of the site, along with Bell Bar would result in moderate harm as the site is largely surrounded by existing development and so doesn’t impact encroachment into the wider countryside or the 
Green Belt. A the site is enclosed by the built form, the boundaries are largely well defined and of moderate-strong strength, the harm is therefore likely to be limited and will lead to moderate Green Belt harm. The insetting of Bell Bar, in 
addition to the site, will minimize any Green Belt impact .The retention of Home Farm and a tree belt to the south of Bell Bar within the Green Belt will help to maintain some degree of separation between Bell Bar and Brookmans Park, 
thus minimising any potential impact. 

Overall Conclusion 
In isolation the release of Site BrP1 would be weak as an inset area, due to lack of distinction between this and the denser residential development in P68. It is therefore assumed that the parcel would be released in conjunction with the 
settlement of Bell Bar (P68).This will result in moderate harm to the Green Belt but would be limited as the site is enclosed by the built form on three sides. Further harm would be minimised by ensuring the Home Farm and the tree belt 
to the south are retained in the Green Belt, to maintain a separation between the Brookmans Park and Bell Bar. The new Green Belt boundaries will be clearly defined by physical features and of a similar strength to the existing 
boundaries 
Brookmans Park is a sustainable location for development benefiting from good public transport connectivity, including a railway station, services and facilities and employment opportunities and the site is in proximity to a school. Whilst 
the allocation of this site would rely on insetting Bell Bar within the Green Belt, some separation would remain between these settlements. Overall, it is considered that the potential sustainability benefits of releasing the site (and insetting 
Bell Bar) and the relative low level impact on the Green Belt, especially as the site is surrounded by existing development on three sides, exceeds the moderate harm that may be caused. This site is considered suitable for allocation. 

Policy Implications 
If the site is allocated for housing - the Green Belt boundary will need to be amended as described with Bell Bar inset but with Home Farm and the tree belt to the south of Bell Bar retained within the Green Belt. 



Draft Local Plan 2016 site reference: HS22 HELAA site reference: BrP4 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Land west of Brookmans Park Railways Station Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes, subject to footbridge agreement 
Estimated capacity: 
300 dwellings (potentially up to 450 dwellings in the longer term if improved access can be demonstrated) 
Impacts/constraints requiring mitigation: 
• Highway upgrades 
• Provision of new footbridge 
• Buffer ancient woodland, wildlife site and TPO 
• Flood risk sequential approach to layout and surface water management 
• Protection of groundwater 
• Mitigate noise pollution from railway 
• Potential need to upgrade wastewater infrastructure 
• Mitigate potential impact on Water End SSSI 
Delivery timescales: 
1-10 years 
2019 HELAA Update: 
Any access from Bradmore Lane needs to maintain rural character 
Capacity of the site increased by 50 from 250 to 300 dwellings 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 50): 
Strategic Gap 
Parcel 50 makes a partial contribution to the strategic gap between Hatfield and 
Potters Bar. The gap contains Welham Green and Brookmans Park, therefore, 
any reduction in this gap is unlikely to compromise the separation of the 1st tier 
settlements. 
GB2 (Site BrP4): 
Contribution to National Purposes: 
Significant in safeguarding the countryside from development. 
Physical and visual openness: 
High Visual and Physical openness 
Potential for Cumulative Impact 
Site forms a group with BrP5 which would represent a substantial extension to 
Brookmans Park reducing the gap between Potters Bar and Hatfield. 
Although not previously considered, BrP5 has been assessed through the 2019 
work – see separate site template. 
GB3 (Site falls within Parcel P65): 

Existing: 
Railway line (strong) 
Proposed: 
Woodland (strong) 
Ray Brook ordinary watercourse 
(moderate) 
Bradmore Lane unclassified road 
(moderate) 
Established tree belt/hedgerow with 
minors gaps (moderate) 
A more logical, clearly defined and 
defensible Green Belt boundary could be 
created by taking the southern triangle of 
land between the site and the railway out 
of the Green Belt. 
Conclusion: 

Significant positives (++/++?) Total: 7 5 
4.2 : Reduction of greenhouse gas emissions 
from transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of Brookmans Park 
Railway Station and within 400m of eight bus stops. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local needs: 
(x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/ ---- ?) Total: 3 

Sequential Test result: 
Pass - 94.8% of the site 
falls within Flood Zone 1, 
with the remainder within 
Flood Zones 2 and 3a/b. A 
sequential approach to 
layout that restricts 
development to Flood Zone 
1 within the site is feasible. 
Therefore, the site passes 
the Sequential Test and 
the Exception Test does 
not need to be applied at 
this stage. 
Surface water flow route 
runs north-south in the 
eastern area of the site, 
and pools alongside 
Bradmore Lane and flows 

Advantages: 
Would improve the 
highway layout and 
approach to Brookmans 
Park from the east 
adjacent to the railway line 
Potential provision of a 
new/ replacement primary 
school would meet existing 
and future demand for 
school places in 
Brookmans Park and the 
school planning area, and 
potentially resolve parking 
congestion associated with 
the existing primary school 
on Bradmore Way. 
Disadvantages: 
None 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns – parcel 
lies between Hatfield and Potters Bar. 
Significant contribution to safeguarding the countryside from encroachment. – 
contains characteristics of open countryside with arable fields. Largely lacks any 
urbanising development but does contain dwellings, medical centre and railway 
line in small parts of the parcel as well as the veterinary college being visible to 
the south. 
Limited or no contribution to preserving the setting and special character of 
towns - (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 65a (site BrP4) – High harm 
The expansion of Brookmans Park to the west of the railway line would weaken 
the integrity of the adjacent Green Belt. However, retaining open land to the 
north of Bradmore Lane would reduce harm and a Local Wildlife Site forms a 
clear western boundary. By comparison, release of the wider parcel, including 
land to the north of Bradmore Lane would lead to Very High harm. 

The proposed new Green Belt boundaries 
consisting of woodland, Ray Brook, 
Bradmore Lane and an established tree 
belt/hedgerow with minor gaps would be 
predominantly weaker overall than the 
existing boundary; however, they could 
form clearly defined and defensible 
boundaries. The benefit of taking a larger 
area of land out of the Green Belt to 
create a more logical, clearly defined and 
defensible Green Belt boundary is not 
considered to be justified. Therefore the 
eastern green Belt boundary should be 
drawn along the established tree 
belt/hedgerow. 
Areas of the development site which are 
covered by environment constraints, or 
needed to buffer environmental assets to 
the south and west could remain in the 
Green Belt and could provide extensive 
green areas. 

4.4: Protection/enhancement of open space and 
landscape character, retaining local 
distinctiveness: (x2) 
Site has high landscape sensitivity. The WHBC 
Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection of open spaces. The 
scale, layout and design of development should seek 
to reduce significant effects on landscape character 
and local distinctiveness. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of Local Wildlife Sites and within 
500m of a SSSI. 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection/enhancement of 
biodiversity and good design. 
2019 Update: 
No change 

North into the adjacent field 
and onwards to Station 
Road. A sequential 
approach to layout and the 
use of sustainable 
drainage systems (SuDS) 
could be used to suitably 
manage surface water 
flood risk to, within and 
from the site. 
2019 Update: 
No change 

 

Summary: 
HELAA: Deliverable within 1-10 years. (Moderate weight in favour) 
GB3 Study (Purposes): The site contributes significantly to one national purpose and a partial contribution to one national purpose (moderate weight against) 
GB3 Study (Harm): The site falls within a high harm sub-parcel (Parcel 65a) (significant against) 
Green Belt boundary: New boundaries would be predominately weaker overall than the existing boundary, but could form clearly defined and defensible boundaries (moderate weight against) 
SA: The site has less than twice as many double positives (minor weight in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate-high (moderate-against) 
Strategic Advantages: Development of the site provides the opportunity to improve Station Road at the right angle approach to the existing vehicle bridge over the railway, which is currently problematic for larger vehicles, to the benefit 
of the wider community. The site also provides the opportunity to improve pedestrian access across the railway line. This is attributed minor weight in favour of the site. The site provides one of three opportunities in the village to 
deliver a new 2Fe primary school, which would enable growth in the village (moderate weight in favour) 
Strategic Disadvantages: None 

Calverton Test 
The release of the wider parcel would result in very high harm to the Green Belt. Reducing the release to site BrP4, for example retaining open land to the north of Bradmore Lane would reduce the harm to high impact on the Green Belt. 
The Local Wildlife Site to the west of the site also forms a clear western boundary to the site. Through master-planning, the area of release could exclude an area of buffering to Brick Kiln Ancient Wildlife Site to the west of the site and 
areas of Flood Zones 2 and 3 which cover the southern portion of the site to limit the area which would need to be released from the Green Belt for development to come forward. This would provide an opportunity to provide landscape 
mitigation and enhancements and to limit the encroachment into the countryside. 

Overall Conclusion 
Development of BrP4 would extend the settlement of Brookmans Park west across the railway line and would result in High harm to the Green Belt. However, the site could form a sustainable extension to Brookmans Park. The site 
could provide provision of a new/replacement primary school to meet existing and future needs in Brookmans Park and would be made accessible to the town by walking/cycle routes with the provision of a new footbridge. Significant 
weight against the development of the site arises from adverse effect on one national Green Belt purpose (safeguarding the countryside from encroachment), with the loss of openness in this area. It is considered that while the new 
Green Belt boundaries which would be established by the development of BrP4 would be predominately weaker than the existing boundary, they would form clearly defined and defensible boundaries which are comprised of clear 
physical boundaries. The site falls within an area of Moderate-High landscape sensitivity, however, it is considered that the proposed Green Belt boundaries would maintain the enclosed character of the area and limit the impact on the 

 



wider landscape. The harm to the Green Belt is outweighed by the contribution to housing numbers in a sustainable location and the strategic advantages in terms of highways improvement and education opportunities offered by the 
development of the site. Overall the site should is considered suitable for allocation. 

Policy Implications 
• Amend Green Belt boundaries as described above. 
• Depending upon any final resolution for primary school provision in the village, the removal of UOL204 on Brookmans Park Primary School may be required to facilitate redevelopment of the school site. 
• To prevent further coalescence between Brookmans Park and Welham Green measures such as using topography and vegetation to provide a screening function and the protection of existing features of ecological interest should be 

sought along with seeking opportunities to extend and link habitat and ensure appropriate consideration is afforded to any Green Gap policy requirements. 
• Access arrangements will be examined in further detail as part of the planning application process to ensure the delivery of a high quality residential environment. An access from Bradmore Lane would only be permitted if it can be 

shown to maintain the rural character of Bradmore Lane, and comply with the relevant highway safety standards and provide the necessary mitigation measures.. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP5 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Land west of Brookmans Park  
2019 HELAA Update: 

 

 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
165 dwellings 
Impacts/constraints requiring mitigation: 
• Rural character of Bradmore Lane needs to be maintained 
• Buffer Wildlife Sites 
• Mitigate potential impact on Water End SSSI 
• Preservation of Listed Buildings to the north 
• Archaeological Assessment required (pre-application or pre-determination stage.) 
• Waste water upgrades 
• Potential noise pollution (survey/mitigation) 
Delivery timescales: 
1-5 years 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 48): Existing: 
The existing boundary is formed by 
the railway line to the west of 
Brookmans Park (strong). 
Proposed: 
The new boundary would comprise 
of: 
A historic field boundary to the north 
(weak), Bradmore Lane unclassified 
road to the south (moderate) and a 
established small woodland and tree 
belt/hedgerow with minors gaps to 
the west (moderate). 

2019 SA Update: 
Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions from transport; (x2) 
and 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of an Employment Area and Brookmans 
Park Railway Station. It is within 400m of eight bus stops. 
5.1: Provision of the right amount, type and tenure of housing to 
meet identified local needs: (x2) 
Site could deliver affordable housing and make provision for 
accessible and adaptable dwellings. 
6.6: Provision of training, skills development and lifelong 
learning: 
Site is within walking distance of education establishments. 
Significant negatives (– –/ ---- ?) Total: 4 
4.4: Protection/enhancement of open space and landscape 
character, retaining local distinctiveness: (x2) 
Site has high landscape sensitivity. The WHBC Green Belt Review 
indicates the site contributes significantly to maintaining settlement 
pattern. 
Mitigation: 

Sequential Test result: Advantages: 
Strategic Gap  None 
Parcel 48 makes a partial contribution to the prevention of 
neighbouring towns merging and contributes to the strategic gap 
between Hatfield and Potters Bar. However, any reduction of this gap 
is unlikely to compromise the separation of 1st tier settlements. 

Pass – Site is within 
Flood Zone 1 

 
Disadvantages: 
None 

Site not covered in GB Stage 2.   

GB3 (Site falls within Parcel P65):   

Contribution to Green Belt Purposes   

Partial contribution to preventing the merging of neighbouring towns – 
parcel lies between Hatfield and Potters Bar. 

  

Significant contribution to safeguarding the countryside from 
encroachment. Contains characteristics of open countryside with 
arable fields. Largely lacks any urbanising development but does 
contain dwellings, medical centre and railway line in small parts of the 
parcel as well as the veterinary college being visible to the south. 

  

Limited or no contribution to preserving the setting and special 
character of towns - (Welwyn Garden City). 

  

Assessment of Potential Harm (relevant scenarios):   

Parcel 65 (all of parcel) – Very High harm   

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

This parcel is open and rural and its release would result in 
encroachment on the countryside. Expansion of Brookmans Park 
across the railways line would mark a significant change in settlement 
form and a less clearly defined Green Belt boundary. 
Whilst the Green Belt Study considers that Parcel 65a (land to the 
south of BrP5) would have high harm, there is not thought to be 
potential for the wider parcel to be sub-divided and so parcel BrP5 
would have very high harm. 

 Development of site should conform to Local Plan policies related to 
the protection of open spaces. The scale, layout and design of 
development should seek to reduce significant effects on landscape 
character and local distinctiveness. 
4.5 Conserve and enhance the Borough’s character, sense of 
place and local distinctiveness, historic environment, heritage 
and cultural assets, and their settings? 
This site is adjacent to a Grade II Listed Building (The Potterells) and 
is between 250m-1000m of Gobions Registered Park and Garden, 17 
Grade II Listed Buildings and one Grade II* Listed Building 
Mitigation: 
Development of site should conform to Local Plan policies related to 
the conserving the boroughs character and heritage assets. 
4.6 : Protection/enhancement of biodiversity and geodiversity: 
Site is within 250m of Local Wildlife Sites and within 500m of a SSSI. 
Mitigation: 
Development of site should conform to Local Plan policies related to 
the protection/enhancement of biodiversity and good design. 

  

Summary: 
HELAA Deliverable within 1-5 years (Significant in favour). 
GB3 Study (Purposes): The site contributes significantly to one national purpose and a partial contribution to one national purpose (Moderate weight against). 
Green Belt boundary New boundary would be predominantly weaker than the existing boundary and would not be clearly defined (Significant weight against). 
GB3 Study (Harm): Site falls within a very high harm parcel (P65) (Significant against). 
SA: The site has 2-3 times as many significant positives as significant negatives (Moderate in favour). 

Flood Risk: Site passes the sequential test. 

Landscape Assessment: Moderate-high (moderate-against) 

Strategic Advantages: None 

Strategic Disadvantages: None 

Calverton Test 
The release of the parcel 65 would result in very high harm to the Green Belt. As explained above, the Green Belt Study identifies a parcel of land to the south of BrP5 that would lead to high harm, but that there are no further 
opportunities to sub-divide the wider P65 parcel. The very high harm associated with releasing the BrP5 site is particularly related to its importance in maintaining separation between settlements and the lack of existing and definable 
physical features and that any new boundaries would be predominantly weaker. There is not considered to be any opportunity to reduce the harm further. 

Overall Conclusion 
Development of BrP5 would encroach into the countryside west of Brookmans Park and create less clearly defined Green Belt boundaries. The Green Belt boundaries established by the development of this site would be predominantly 
weaker than the existing and lack of any definable physical features. The site falls within an area of Moderate-High landscape sensitivity. There is no opportunity to limit the scale of encroachment onto the countryside in this area by 
reducing the area of this site as there is no logical or clearly defined physical boundaries. The release of the wider parcel 65, which contains BrP5 and adjacent allocated site BrP4, would result in very high harm to the Green Belt. In the 
assessment of site BrP4 (P65a) it is considered that through keeping the land north of Bradmore Lane (BrP5) would result in a lesser extent of harm to the Green Belt by limiting the scale of encroachment onto the countryside. Whilst 
Brookmans Park is considered to be a sustainable location, on balance, the significant adverse impact on the purposes of the Green Belt are considered to outweigh any benefits of developing the site. The site should NOT be 
considered for allocation alongside other Brookmans Park sites. 

Policy Implications 
None 

 



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP6 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Land west of Bluebridge Road  
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes, subject to offsite footway improvements 
Estimated capacity: 
210 dwellings (on a 6.21 ha reduced net developable area) 
Impacts/constraints requiring mitigation: 
• Bridge improvements to mitigate fluvial flood risk and to provide suitable footway 
• Flood risk sequential approach to layout and surface water management 
• Protection of groundwater 
• Retain and buffer TPO trees 
• Mitigate noise pollution from railway 
• Potential need to upgrade wastewater infrastructure 
• Mitigate potential impact on Water End SSSI 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
Impacts/Constraints requiring mitigation 
• No surface water sewer. This needs to be addressed 
• Network Rail require an assessment of traffic impacts on Hawkshead Bridge and drainage capacity of the ‘beck’ 

where it passes beneath the ECML 
• Flood Risk Assessment with mitigation identified where appropriate. 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 51:Strategic Gap 
Parcel 51 makes a partial contribution to the strategic gap between 
Hatfield and Potters Bar 
GB2 (BrP6): 
Contribution to National Purposes: 
Significant in safeguarding the countryside from encroachment 
Physical and visual openness: 
High levels of Physical and Visual openness 
GB3 (Site falls within Parcel P78) 
Contribution to Green Belt Purposes 
Partial for preventing neighbouring towns from merging- contributes to 
the gap between Potters Bar and Hatfield. However, smaller settlements 
lie between 

Existing: 
Railway line (strong) 
Ray Brook ordinary watercourse 
(moderate) 
Proposed: 
Railway line (strong) 
Hawkshead Lane C road (moderate) 
Bluebridge Road C road (moderate) 
The site’s southern boundary (Hawkshead 
Lane) would shorten a fragile Green Belt 
gap 

Significant positives (++/++?) Total: 5 * 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution : 
Site is within walking distance of Brookmans Park 
Railway Station. It is within 400m of four bus stops. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x2): 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning (++?): 
Site is within walking distance of education 
establishments. 

Sequential Test result: 
Pass - Site is within Flood 
Zone 1 
2019 Update: 
16% of the site is effected 
by historic surface water 
flooding (1/1000yr) 

Advantages: 
Potential provision of a new/ 
replacement primary school 
would meet existing and 
future demand for school 
places in Brookmans Park 
and the school planning 
area, and potentially resolve 
parking congestion 
associated with the existing 
primary school on Bradmore 
Way. 
Disadvantages: 
None 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

these and connecting features (A1000, railway line) close to parcel 
reduce the perception of separation between the towns. 
Significant for safeguarding the countryside from encroachment, 
contains characteristics of open countryside, made of open arable fields. 
Lacks any urbanising development, except for railway, veterinary 
college. Rising landform of parcel creates a distinct separation from 
urban area. 
Limited or no contribution for preserving the setting and special 
character of historic towns (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
P78 (all of parcel) – Very High 
The parcel is largely open, rural in character and its release would lead 
to encroachment on the countryside and an adverse effect on the wider 
integrity of the Green Belt, particularly Potters Bar Golf Club (to south, in 
Hertsmere) that would be enclosed by development. It also plays a key 
role preventing the merger of Brookmans Park and Little Heath/Potters 
Bar and contributes towards the perception of merging between the 
Hatfield and Potters Bar. 
P78a (release of BrP6, BrP9 and 10, in whole or part) – High 
Landform and vegetation - the stream gives the site a clear distinction 
form the settlement edge at Brookmans Park, but stopping development 
short of Hawkshead Lane Ridge would preserve some separation from 
Little Heath and Potters Bar. 

(1km) between Brookmans Park and 
Potters Bar to 600m. Whilst pulling a new 
southern Green Belt boundary back to any 
property boundaries within the site and/or 
reducing the southern extent of the site 
may help to mitigate the impact on this 
gap, the beneficial effect would be 
marginal. 
Conclusion: 
The proposed new Green Belt boundaries 
(if this site were to come forward) 
consisting of the railway-line, and two 
unclassified roads would be similar in 
strength to the existing boundaries and 
could form clearly defined and defensible 
boundaries, but would significantly 
physically and visually shorten the fragile 
gap between Brookmans Park and Potters 
Bar 

Significant negatives (– – / – –?) Total: *3 
4.4 : Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 
The scale, layout and design of development should seek to 
reduce significant effects on landscape character and local 
distinctiveness. 
4.5 : Conservation/enhancement of the borough’s 
character, historic environment, and heritage/cultural 
assets (--? x1): Site is in proximity to a Listed Buildings and 
Historic Park & Garden (250m). 
4.6 : Protection/enhancement of biodiversity and 
geodiversity (--?): 
Site is within 250m of Local Wildlife Sites and within 1km of a 
Local Nature Reserve. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and good 
design. 
 
2019 Update: 
Significant positives (++/++?) Total: 6 
It has been recognised that there is an industrial area located 
around 700m south of the site in Hertsmere, therefore scores 
for SA Objectives 4.2 and 4.3 in relation to proximity to 
employment and services, have changed from negligible (0) to 
significant positive (++). 

 
Significant negatives (– –/– –?) Total: 4 
SA Objective 4.4 Landscape Character has changed from 
minor negative (-) to significant negative (--). 

  

Summary: 
HELAA: Deliverable within the first five years. This is attributed (Significant weight in favour) of the site 
GB3 Study (Purposes): This site forms a part of the northern section of a larger, wider Green Belt parcel P78. The wider parcel contributes significantly to one national purpose, partial contribution to one national purpose and limited or 
no contribution against a national purpose. This is attributed (moderate weight against) the site. 
GB3 Study (Harm): The release of the site in question and/ or the wider parcel (P78) is likely to result in very high harm to the Green Belt. Key reasons are; it has an open rural character and would result in the encroachment of the 
Green Belt and adversely impact the integrity of it; impact the role it plays for preventing the merging of settlements and it will result in an ill-defined boundary. 
The release of parts of Sites BrP6, BrP9, BrP10 that form part of sub parcel P78a will result in high harm to the Green Belt. In addition to the issues above, the Green Belt Study notes the landform and vegetation fringed stream give 
these sites clear distinction from the settlement edge at Brookmans Park. Restricted development short of the Hawkshead Lane ridge crest would preserve some separation from Little Heath and Potters Bar (Significant against). 
Green Belt boundary: New boundaries would be similar in strength to the existing boundaries (moderate weight in favour). 
SA: The site has less than 2 times as many significant positives as significant negatives. Overall, this is attributed (Minor weight in favour) of the site. 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: The site provides one of three opportunities in the village to deliver a new primary school, which would enable growth in the village. Therefore, this is attributed (moderate weight in favour) of the site. 

 



Strategic Disadvantages: None 

Calverton Test 
The Green Belt Review Stage 3 indicated that the release of a wider parcel P78, which site BrP6 is located within, will result in Very High Green Belt harm. Key reasons were, the parcel largely has an open rural character and leads to 
encroachment of the countryside, adversely affecting the integrity of the wider Green Belt, its impact on the role it plays to prevent the merger of settlement/towns as well as result in creating an ill-defined boundary. 
The review considered whether the Green Belt Harm may vary across a parcel and identified development scenarios to assess changes in harm by either constraining development to smaller areas or assess cumulative impacts from 
expanding development to adjacent areas. This considered factors such as its contribution to the National purposes, potential implications of the loss of openness/integrity of the wider Green Belt and the consistency/strength of the new 
boundary (para 3.82). Based upon this, development scenario/sub parcel P78a was identified that included sites BrP6, 9, 10 and it was indicated that the release of all or part of these sites will result in high Green Belt harm. No other sub 
parcels/scenarios were identified for site BrP6 that could reduce/ameliorate the harm to the lowest possible extent. On this basis, the impact of the smaller parcel that includes SiteBrP6 would have less impact than allocating the whole 
wider parcel (high harm vs. very high harm), but it would still have a negative impact on the separation between Brookmans Park and Little Heath/ Potters Bar that would be difficult to mitigate. 

Overall Conclusion 
Whilst Brookman’s Park is a sustainable location for development, On balance the high harm on the purposes of the Green Belt and especially eroding the separation between settlements, is considered to outweigh any potential benefits 
of bringing the site forward. The site should therefore NOT be considered for allocation alongside other Brookmans Park sites 

Policy Implications 
None 



Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP12 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Peplins Wood Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
125 dwellings plus potential for Scout Hut and 80 bed care home (on 12.2ha) 
Impacts/constraints requiring mitigation: 
• Buffer ancient woodland and wildlife site 
• Mitigate potential impacts on great crested newts 
• Mitigate potential impact on Water End SSSI 
• Flood risk sequential approach to layout and surface water management 
• Mitigate noise pollution from railway 

Delivery timescales: 
1-5 years 
2019 HELAA Update: 
• Network Rail may seek contributions to station improvements at planning application stage 
• Contaminated land site survey required at planning application stage 
• Archaeological Assessment required at pre-determination/ planning application stage 
• The estimated capacity and proposed infrastructure is updated as above. 

 
 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

G1 (Site falls within Parcel 45): 
Strategic Gap 
Partially contributes to the strategic gap between Hatfield and Potters Bar. 
GB2 (Site BrP12) 
Contribution to National Purposes: 
Partial contribution to preventing neighbouring towns from merging. The 
site contributes to the visual perception of the separation of settlements 
however this is impacted by the overall scale of the gap and limited views 
to and from the site. 
Significant in safeguarding the countryside from encroachment. The site 
exhibits strong countryside characteristics, high levels of visual openness 
and is free from encroachment/development. 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City) 
Physical and visual openness: 

Existing: 
Property boundaries (moderate) 
Proposed: 
Extensive woodland along the western 
and northern boundary (strong) 
Established tree belt/hedgerow along 
south eastern boundary (moderate) 
Conclusion: The proposed new 
Green Belt boundaries consisting of 
the extensive woodland, established 
tree belt/hedgerow and ordinary 
watercourse would be no weaker than 
the existing boundaries and could 
form clearly defined and defensible 
boundaries. The site is also contained 
and largely screened by the ancient 
woodland 

Significant positives (++/++?) Total: 5 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of an Employment Area and two 
Railway Stations. It is within 400m of two bus stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: 
Site could deliver affordable housing and make provision for 
accessible and adaptable dwellings. 
6.6: Provision of training, skills development and lifelong 
learning: 
Site is within walking distance of education establishments. 
Significant negatives (– –/--?) Total: 3 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness (x2): 

Sequential Test result: 
Pass - 96% of the site falls 
within Flood Zone 1, with 
the remainder within Flood 
Zones 2 and 3a/b. An 
ordinary watercourse is 
present in the east of the 
site which may present a 
further fluvial flood risk; 
however, it was not 
possible to model it in the 
SFRA. A sequential 
approach to layout that 
restricts development to 
Flood Zone 1 within the 
site is feasible. Therefore, 
the site passes the 
Sequential Test and 

Advantages: 
The promotion includes 
the potential for an 80 bed 
care home and Scout Hut. 
Disadvantages: 
None. 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

High Physical Openness and mixed Visual openness enclosure by the 
adjacent woodland and settlement edge with some long views towards 
Ridge and Shenley. 
GB3 (Site falls within Parcel 66): 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns – the 
parcel lies between the first tier settlements of Hatfield and Potters Bar and 
also between Welwyn Garden City and Potters Bar. A number of smaller 
settlements lie between the first tier settlements limiting the perception of 
separation. The railway line and A1000 along the western boundary also 
reduces the perception of separation between settlements. 
Significant contribution to safeguarding the countryside from 
encroachment. There are pockets of urban development but the remainder 
of the land is open and its containment by woodland from the wider Green 
Belt is not considered to diminish its openness or extent to which it can be 
considered countryside. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 66a (release of BrP12 in its entirety) Moderate-high 
Release of this site would cause encroachment of the countryside. 
Containment to the north and east by protected woodland and the 
settlement of Brookmans Park to the south limit the wider Green Belt harm 
however release of the whole site would lead to the greater containment of 
the golf course and weaken its contribution to the Green Belt. 

 
The site was assessed as having high landscape sensitivity. 
The Landscape study also identified the site as having low 
capacity to accommodate development. 
The WHBC Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 
The scale, layout and design of development should seek to 
reduce significant effects on landscape character and local 
distinctiveness. The natural and historic landscape should be 
conserved and enhanced. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of Local Wildlife Sites and within 500m of a 
SSSI. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and good 
design. 
2019 Update: 
Significant negatives (– –/– –?) Total: 1 
SA Objective 4.4 Landscape Character has changed from 
significant negative (--) to minor negative (-). 

the Exception Test does 
not need to be applied at 
this stage. 
Surface water flood risk 
largely coincides with 
indicated areas of fluvial 
flood risk. A sequential 
approach to layout and 
the use of sustainable 
drainage systems (SuDS) 
could be used to suitably 
manage surface water 
flood risk to, within and 
from the site. 
2019 Update: 
No change 

 

Summary: 
HELAA: The site could come forward within the first five years of the plan period (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and partial contribution to one national purpose (moderate against) 
GB3 Study (Harm): Parcel 66a would lead to moderate-high harm (moderate against) 
Green Belt boundary: A new Green Belt boundary could form clearly defined and defensible boundaries that overall would be stronger in part than the existing boundaries (significant in favour). 
SA: The site has more than three times as many significant positives than double negatives (significant in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: The site provides an opportunity to deliver a C2 care home (moderate in favour) and a community facility (Scout Hut) (minor in favour) 
Strategic Disadvantages: No strategic disadvantages. 

Calverton Test 
The release of all of site BrP12 would result in moderate-high harm to the Green Belt. The site is largely screened by ancient woodland to the north and west and established tree belt to the east which could form a strong established 
Green Belt boundary. These features provide clear containment of the site which would mitigate the impact to the wider Green Belt. Limiting the area of release to the smaller site (BrP12a) would draw the Green Belt boundary closer to 
the urban edge, minimizing the harm to the openness of the Green Belt. The smaller site would also limit the extent to which the site extends into the countryside. The release of a smaller area would form a logical extension to the 
settlement edge of Brookmans Park (discussed further under site BrP12a). There are not thought to be further opportunities to reduce the harm of the wider site (BrP12). 

Overall Conclusion 
Development of BrP12 would extend the settlement of Brookmans Park to the north and result in moderate-high harm to the Green Belt. The site includes opportunity for a care home however there is not a specific need for a care home 
in Brookmans Park. The site is well contained on three sides which limits the wider Green Belt harm. Clearly defined and defensible boundaries could be formed using existing physical features. Release of BrP12 would lead to greater 
containment of the golf course area and weaken its contribution to the Green Belt. A smaller parcel could be considered to limit the scale of encroachment into the countryside and form a logical Green Belt boundary. The smaller parcel 
of land is considered separately under BrP12a. On balance, the harm to the Green Belt from releasing the larger parcel is not considered to be outweighed by any advantages. The whole site is not proposed for allocation. 

 



Policy Implications 
Amend Green Belt boundary as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 

 

Note: Two scenarios of BrP12 were promoted in 2016 which proposed different infrastructure, these were referred to at the time as BrP12 Scenario 1 and BrP12 Scenario 2. The two scenarios have been re- 
promoted in 2019 however the infrastructure differs in the re-promoted scenarios, along with a reduced site area for Scenario 2. These are now referred to as BrP12 and BrP12a. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP12a 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Peplins Wood  
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
125 dwellings plus potential for 80 bed care home 
Impacts/constraints requiring mitigation: 
• Buffer ancient woodland and wildlife site 
• Preliminary Ecological and Great Crested Newt survey may be required at planning application stage. 

Mitigate potential impact on great crested newts. 
• Mitigate potential impact on Water End SSSI 
• Flood risk sequential approach to layout and surface water management 
• Mitigate noise pollution from railway 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
• Network Rail may seek contributions to station improvements at planning application stage 
• Contaminated land site survey required at planning application stage 
• Archaeological Assessment required at pre-determination/ planning application stage 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 45): 
Strategic Gap 
Partially contributes to the strategic gap between Hatfield and Potters Bar 
GB2 (Site BrP12): 
Contribution to National Purposes: 
Partial contribution to preventing neighbouring towns from merging. The site 
contributes to the visual perception of the separation of settlements however 
this is impacted by the overall scale of the gap and limited views to and from the 
site. 
Significant in safeguarding the countryside from encroachment. The site exhibits 
strong countryside characteristics, high levels of visual openness and is free 
from encroachment/development. 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City) 
Physical and visual openness: 
High Physical Openness and mixed Visual openness enclosure by adjacent 
woodland and settlement edge with long views towards Ridge and Shenley. 

Existing: 
Property boundaries (moderate) 
Proposed: 
Extensive woodland (strong) 
Established tree belt/hedgerow 
(moderate) 
No definable feature on part of the 
northern boundary (weak) 
The weak northern boundary could be 
reinforced by use of post-development 
features such as property boundaries or 
newly planted hedgerow (moderate). 
Conclusion: 
The proposed new Green Belt boundaries 
consisting of the extensive woodland, 
established tree belt/hedgerow and no 
definable feature on part of the northern 
boundary would be partially weaker than 

Significant positives (++/++?) Total: 5 
4.2 : Reduction of greenhouse gas 
emissions from transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of an 
Employment Area and two Railway Stations. 
It is within 400m of two bus stops. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs: 
Site could deliver affordable housing and 
make provision for accessible and adaptable 
dwellings. 
6.6: Provision of training, skills 
development and lifelong learning: Site is 
within walking distance of education 
establishments. 
Significant negatives (– –/(– –?) Total: 3 

Sequential Test result: 
Pass - 94% of the site falls 
within Flood Zone 1, with the 
remainder within Flood Zones 2 
and 3a/b. An ordinary 
watercourse is present in the 
east of the site which may 
present a further fluvial flood 
risk; however, it was not 
possible to model it in the 
SFRA. A sequential approach to 
layout that restricts 
development to Flood Zone 1 
within the site is feasible. 
Therefore, the site passes the 
Sequential Test and the 
Exception Test does not need 
to be applied at this stage. 

Advantages: 
The promotion includes the 
potential for an 80 bed care 
home. 
Disadvantages: 
None 

 



Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary Appraisal Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB3 (Site falls within Parcel 66): 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns – the parcel 
lies between the first tier settlements of Hatfield and Potters Bar and also 
between Welwyn Garden City and Potters Bar. A number of smaller settlements 
lie between the first tier settlements limiting the perception of separation. The 
railway line and A1000 along the western boundary also reduces the perception 
of separation between settlements. 
Significant contribution to safeguarding the countryside from encroachment. 
There are pockets of urban development but the remainder of the land is open 
and its containment by woodland from the wider Green Belt is not considered to 
diminish its openness or extent to which it can be considered countryside. 
Assessment of Potential Harm (relevant scenarios): 
P66a (partial release of BrP12)– Moderate-high 
Release of this site would cause encroachment of the countryside. Containment 
to the north and east by protected woodland and the settlement of Brookmans 
Park to the south limit the wider Green Belt harm however this would lead to the 
greater containment of the golf course and weaken its contribution to the Green 
Belt. It is noted that BrP12a is a smaller parcel than that considered in the 
Green Belt study (P66a). It is thought that this reduction would help minimise the 
containment of the Golf Course referred to if a larger parcel were to be released. 
This is discussed further below. 

The existing boundary, although the 
weak boundary could be reinforced 
by post-development features in 
order to create clearly defined and 
defensible boundaries. 

4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement pattern. 
Mitigation: 
The scale, layout and design of development should seek 
to reduce significant effects on landscape character and 
local distinctiveness. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of Local Wildlife Sites and within 
500m of a SSSI. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection/enhancement of biodiversity and 
good design. 
 
2019 Update: 
Significant negatives (– –/(– –?) Total: 1 
Significant negatives (– –/– –?) Total: 1 
SA Objective 4.4 Landscape Character has changed from 
significant negative (--) to minor negative (-). 

Surface water flood risk 
largely coincides with 
indicated areas of fluvial 
flood risk. A sequential 
approach to layout that 
restricts development to 
Flood Zone 1 within the 
site is feasible. Therefore, 
the site passes the 
Sequential Test and the 
Exception Test does not 
need to be applied at this 
stage. 
Surface water flood risk 
largely coincides with 
indicated areas of fluvial 
flood risk. A sequential 
approach to layout and the 
use of sustainable 
drainage systems (SuDS) 
could be used to suitably 
manage surface water 
flood risk to, within and 
from the site. 
2019 Update: 
No change 

 

Summary: 
HELAA: The site could come forward within the first five years of the plan period (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and partial contribution to one national purpose (moderate against) 
GB3 Study (Harm): Parcel 66a is moderate-high harm (moderate against) 
Green Belt boundary: Overall, a new Green Belt boundary would be similar in strength to the existing Green Belt boundary although part of the boundary is not clearly defined (minor in favour).. 
SA: The site has less than twice as many double positives than double negatives (minor in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: The site provides an opportunity to deliver a C2 care home (minor in favour) 
Strategic Disadvantages: No strategic disadvantages 

Calverton Test 
The release of all of parcel 66a would result in moderate-high harm to the Green Belt however site BrP12a is smaller than the whole parcel. Release of the site would reduce the impact on the containment of the Golf Course in 
comparison to the whole parcel. The site is largely screened and contained by; woodland to the north and west, urban edge to the south and established trees to the east. These features provide a clear defensible Green Belt boundary 
which would mitigate the impact of the wider Green Belt. Release of this site would form a logical extension to the urban edge of Brookmans Park. It is therefore considered that reducing the site area to be released would help to 
minimise any potential impacts on the Green Belt. 

 



Overall Conclusion 
Development of BrP12 would extend the settlement of Brookmans Park to the north and result in moderate-high harm to the Green Belt. The site is however contained on three sides which limits the wider Green Belt harm.There is 
opportunity to form clearly defined and defensible boundaries using existing physical features, which would be similar in strength to the existing Green Belt boundary. BrP12a would not extend as far into the countryside to the east, in 
comparison with the larger BrP12 site, thus reducing any potential impacts, and in particular, reducing the extent the Golf Course could otherwise become more contained. Brookman’s Park is a sustainable location for development 
benefiting from good public transport connectivity, services and facilities. On balance, the benefits of the site are considered to outweigh any potential harm on the Green Belt. The site is considered suitable for allocation. 

Policy Implications 
• BrP12 lies in the gap between Welham Green and Brookmans Park. The site is identified in the Green Gap Assessment as being within a policy gap area. Although the site would erode the gap, it would not completely close the gap. 

It is recommended that to protect the settlement pattern and prevent the future coalescence of these two settlements, development should not mask the valley feature and screening should be provided to ensure no inter-visibility 
between one settlement edge and the other. Existing features including the woodland should be protected and the area within the gap should continue to provide a rural setting. 

• Amend Green Belt boundaries to form clear and defensible boundaries. 

 
Note: Two scenarios of BrP12 were promoted in 2016 which proposed different infrastructure, these were referred to at the time as BrP12 Scenario 1 and BrP12 Scenario 2. The two scenarios have been re-promoted in 2019 however 
the infrastructure differs in the re-promoted scenarios, along with a reduced site area for Scenario 2. These are now referred to as BrP12 and BrP12a 



Draft Local Plan 2016 site reference: HS21 HELAA site reference: BrP13 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Land west of Golf Club Road 
 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
14 dwellings 
Impacts/constraints requiring mitigation: 

• Retention and buffering of trees 
• Highway mitigation measures/ upgrades 

Delivery timescales: 
1-5 years 
2019 HELAA Update: 
No change. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 45): Existing: Significant positives (++/++?) Total: 5 
4.2 : Reduction of greenhouse gas emissions from 
transport; and 
4.3 : helping to avoid/reduce air pollution: 
Site is within walking distance of Brookmans Park 
Railway Station. It is within 400m of one bus stop. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x2): 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/ (– –?) Total: 2 
4.4: Protect and enhance open space and 
landscape character, retaining local 
distinctiveness? 
Over 25% of the site lies within Brookmans Park Golf 
Club. 

Sequential Test result: Advantages: 
Strategic Gap 
Partially contributes to the strategic gap between Hatfield and Potters Bar. 

Property boundaries (moderate) 
Proposed: 

Pass - Site is within Flood 
Zone 1 

None 

GB2 (Site BrP13): Established tree belt (moderate)  Disadvantages: 
Contribution to National Purposes 
Partial for preventing neighbouring towns from merging, site makes a limited 
contribution because of the overall size of the gap to the visual perception of the 
gap between Hatfield and Potters Bar. 
Partial in safeguarding the countryside from development - has countryside 
characteristics but bordering edge of Brookmans Park. 
Limited or no contribution to preserving setting and special character of historic 
towns. 

Gold Club Road unclassified road 
(moderate) 
Conclusion: 
The updated Green Belt Study considers 
that release of the parcel would lead to 
weaker Green Belt Boundaries than 
existing. 

2019 update 
No change. 

None 

Physical and visual openness:    

High Physical openness and Mixed Visual enclosed by vegetation on three 
sides 

   

GB3 (Site falls within Parcel 66):    

Contribution to Green Belt Purposes    

Partial contribution to the merging of neighbouring towns – the parcel lies 
between the first tier settlements Hatfield and Potters Bar and also between 
Welwyn Garden City and Potters Bar. In addition the parcel lies between the first 

   

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

tier settlements of Welwyn Garden City and Potters Bar. The smaller 
settlements and connecting features between the two settlements limit the 
perception of separation. 
Significant contribution to the safeguarding the countryside from encroachment 
– the land contains countryside characteristics. Although the land has pockets of 
urban development, the remainder of the parcel is open. 
Limited or no contribution to preserving the setting and special character of 
historic towns – the land forms little or no part of the setting of Welwyn Garden 
City and does not contribute to its special character. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 66b (BrP13) – moderate-high 
Release of the parcel would cause encroachment of the countryside and impact 
the integrity of the wider Green Belt. The release of the parcel would also form a 
weaker Green Belt boundary compared to the existing settlement edge of 
Brookmans Park to the south. 

 Mitigation: 
Developers will be required to contribute to the 
reasonable costs of providing new green 
infrastructure, required as a result of their proposals. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of a Local Wildlife Site. 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection/enhancement of 
biodiversity and good design. 

 
2019 Update: 
No change. 

  

Summary 
HELAA: The site could come forward within the first five years of the plan period (significant in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one of the national purposes and a partial contribution to one of the national purposes (moderate against) 
GB3 Study (Harm): P66b is moderate-high harm (moderate against) 
Green Belt boundary: The Green Belt Study considers that release of the parcel would lead to weaker boundaries than the existing (minor in favour) 
SA: The site has more than 2 times as many significant positives as significant negatives (moderate in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: No strategic advantages. 
Strategic Disadvantages: No strategic disadvantages. 

Calverton Test 
The release of all of site BrP13 would result in moderate-high harm to the Green Belt. The Green Belt study considers that release of the parcel would lead to weaker boundaries, although the site appears to be bounded by a mature and 
established tree belt, existing road and residential property. The surrounding landscape features to the north and west could be retained to create a natural visual barrier to the wider countryside, reducing the impact on the Green Belt. It 
is therefore considered that development within the very small parcel could retain these existing boundaries without undue weakening, thus helping to minimize impact. 

Overall Conclusion 
Development of site BrP13 would lead to encroachment and impact on the Green Belt. However, the site is bounded by an established tree belt and existing road and development could ensure that boundaries are achieved that 
minimize any potential impacts. Brookman’s Park is a sustainable settlement with a good range of services and facilities and public transport connectivity including a railway station. 
Notwithstanding the GB3 assessment and the moderate-high harm to the Green Belt of releasing the site, it is a small parcel of land, with potential for impact to be minimized and on this basis the positives weigh in favour of the site. On 
balance, the site is considered for allocation. 

Policy Implications 
The Green Belt boundary would need to be amended to form clearly defined and defensible boundaries. 

 



Draft Local Plan 2016 site reference: HS23 HELAA site reference: BrP14 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Land east of Golf Club Road Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
10 dwellings 
Impacts/constraints requiring mitigation: 

• Wastewater infrastructure upgrades 
• Highway mitigation measures/ upgrades 
• Retention and buffering of TPO 
• Mitigate other ecological impacts 

Delivery timescales: 
1-10 years 
2019 HELAA Update: 
No Change 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 45): Existing: 
Property boundaries (moderate) 
Proposed: 
Extensive woodland (strong) 
Established hedgerow (moderate) 
Property boundary (moderate) 
A more logical, clearly defined and 
defensible eastern boundary 
consisting entirely of extensive 
woodland could be created by taking 
an additional area of land, comprised 
of a paddock to the rear of no. 70 
George’s Wood Road, out of the 
Green Belt. 
Conclusion: 
The proposed new Green Belt 
boundaries consisting of the 
woodland, hedgerow, and property 
boundary would be similar in 
strength to the existing boundaries; 
however, a stronger more logical, 

Significant positives (++/++?) Total: 4 Sequential Test result: Advantages: 
Strategic Gap 
Parcel 45 partially contributes (with GB48, 49 &50) to the strategic gap between 
Hatfield and Potters Bar. 

4.2 : Reduction of greenhouse gas emissions 
from transport; and 
4.3 : helping to avoid/reduce air pollution: 

Pass - Site is within Flood 
Zone 1 

None 
 
Disadvantages: 

GB2 (BrP14): 
Contribution to National Purposes 

Site is within walking distance of Brookmans Park 
Railway Station. It is within 400m of one bus stop. 

2019 Update: 
No change 

None 

Partial for preventing neighbouring towns from merging, contributes to the gap 
between Hatfield and Potters Bar which contains Welham Green, Brookmans Park, 
as well as Bell Bar, limited ribbon development and Hatfield HPG, but limited due to 
the overall scale of the gap and there are already much shorter gaps nearby 

5.1: Provision of the right amount, type and 
tenure of housing to meet identified local needs: 
Site could make provision for accessible and 
adaptable dwellings. 

  

Partial in safeguarding the countryside from development, with urban influences from 
edge of Brookmans Park. 

6.6: Provision of training, skills development and 
lifelong learning: 

  

Limited or no contribution to preserving the setting and special character of historic 
towns. 

Site is within walking distance of education 
establishments. 

  

Physical and visual openness Significant negatives (– –/ (– –?) Total: 1   

High Physical Openness and mixed Visual openness enclosed by vegetation on 
three sides 

4.6: Protection/enhancement of biodiversity and 
geodiversity: 

  

GB3 (Site falls within Parcel 66): Site is within 250m of a Local Wildlife Site.   

Contribution to Green Belt Purposes    

Partial contribution to the merging of neighbouring towns – the parcel lies between    
 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

Contribution to Green Belt Purposes 
Partial contribution to the merging of neighbouring towns – the parcel lies between 
the first tier settlements Hatfield and Potters Bar and also between Welwyn Garden 
City and Potters Bar. In addition the parcel lies between the first tier settlements of 
Welwyn Garden City and Potters Bar. The smaller settlements and connecting 
features between the two settlements limit the perception of separation. 
Significant contribution to safeguarding the countryside from encroachment – the 
land contains countryside characteristics. Although the land has pockets of urban 
development, the remainder of the parcel is open. 
Limited or no contribution to preserving the setting and special character of historic 
towns – the land forms little or no part of the setting of Welwyn Garden City and does 
not contribute to its special character. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 66c (site BrP14) – moderate-low 
Release of the parcel would cause encroachment of the countryside. However, the 
site is contained to the west and south by the settlement of Brookman’s Park and to 
the northwest by protected woodland. 
Release of the site would not extend the urban area of Brookmans Park further north. 
Development of this site would not have an effect on the integrity of the wider Green 
Belt. 

Conclusion: 
The proposed new Green Belt 
boundaries consisting of the 
woodland, hedgerow, and property 
boundary would be similar in 
strength to the existing boundaries; 
however, a stronger more logical, 
clearly defined and defensible 
boundary could be created by taking 
a small area of additional land to the 
rear of 70 George’s Wood Road out 
of the Green Belt. 

Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection/enhancement of 
biodiversity and good design. 
2019 Update: 
No change 

  

Summary 
HELAA: The site could come forward within the first ten years of the plan period, potentially within the first five years (moderate in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate against) 
GB3 Study (Harm): The site falls within a moderate low harm sub-parcel (P66c) (minor against) 
Green Belt boundary: New boundaries would be stronger in part than the existing boundary if extended to the woodland, and could form clearly defined and defensible boundaries (significant in favour) of the site. 
SA: The site has more than 3 times as many significant positives as significant negatives. (significant in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
The release of all of site BrP14 would result in moderate-low harm to the Green Belt. The site is contained to the west and south by the settlement of Brookmans Park and to the northwest by protected woodland. The release of the site 
would not extend the urban area of Brookmans Park further north. The release of the adjoining land to the southwest would create a continuous Green Belt and thus ensure that any impacts are minimized. 

Overall Conclusion 
Development of BrP14 would not significantly contribute to the encroachment of the countryside as the site is fairly well contained and it would not affect the integrity of the wider Green Belt. Development of the site would not impact on 
the gap between Hatfield and Brookmans Park. Brookman’s Park is a sustainable settlement and location for development. Given the moderate-low harm and contained nature of the site, the site is considered suitable for allocation. 

Policy Implications 
Amend the Green Belt boundary to form clearly defined and defensible boundaries. 

 



Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP34 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Brookmans Park Transmission Station 2019 Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL (3ha) 
Achievable: 
Yes 
Estimated capacity: 
Mixed use comprising of: 
275 dwellings and 2450 sqm elderly care home or 300 dwellings 
10,623 SQM of B1/a/b floorspace 
Impacts/constraints requiring mitigation: 

• Severance caused by A1000 and sustainable transport options need to be addressed 
• Wastewater upgrades 
• Existing radio masts are expected to be obsolete at or before 2025 and need removing 
• B class uses, teleports to be retained on part of site 
• Lattice tower may be retained/ redeveloped for mobile services 
• Potential contamination land may need investigation and remediation 
• Mitigate ecological impacts 
• Retain and buffer TPO’s 
• Transmission station/tower (BBC) may be of historic importance and will need investigation and 

consultation with Historic England 
• Mitigate air and noise pollution from A1000. 
• Small watercourse runs via parts of the site 

Delivery timescales: 
6-10yrs or 11-15 years, if parts of site available in later years due to Government’s timeframes for the FM – 
DAB radio switch over. Promoter indicates parts of site will not be required for FM radio broadcasting masts, 
beyond 2025. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 47): 
Strategic Gap 
Parcel 47 is not located within a strategic gap between tier 1 settlements 
GB2 (Site BrP34): 
Contribution to National Purposes: 
Limited/no contribution to checking the unrestricted sprawl of large built up 
areas 
Limited/no contribution to prevent neighboring towns from merging 

Existing: 
A1000 Great North Road (strong) 
The Drive, unclassified road (moderate) 
Proposed: North –small woodland/tree 
belt (moderate) 
East –Trees belt (moderate) 
South – properties along Kentish Lane 
(strong) 

2019 Update: 
Significant positives (++/++?) Total: 7* 
4.2 : Reduction of greenhouse gas 
emissions from transport (x2); and 
4.3 : helping to avoid/reduce air pollution 
(x2): 
Site is not within walking distance of an 
Employment Area, but it is a proposed mixed 
use site that proposes to retain and provide 

2019 Update: 
Sequential Test result: 
Pass- Site is within Flood Zone 
1 

Advantages: 
This site could provide 
10,623sqm of new B1a/b 
employment floorspace in 
addition to the existing floor 
space of 2877sqm, as part of 
a new commercial hub. 
Disadvantages: 
None 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Partial contribution for safeguarding the countryside from encroachment. 
Exhibits countryside characteristics (pasture), but includes urban influences like 
the transmission station. Development on other areas, mainly to the west have 
limited footprint (.i.e. mast, teleports) and can be reversed. 
Limited/no contribution to preserve the setting, character of historic towns 
(Welwyn Garden City) 
Physical and visual openness: 
The majority of the parcel comprises a transmission station site. The presence 
of the transmission station buildings, dwellings and garden centre compromises 
the openness of the parcel within their immediate vicinity. 
Contribution to Green Belt Purposes 
Limited/no contribution for preventing neighboring towns from merging 
Partial for safeguarding the countryside from encroachment (see GB2 above) 
Limited or no contribution for preserving the setting and special character of 
historic towns (Welwyn Garden city).- 
Assessment of Potential Harm (relevant scenarios): 
P73: Release of all/part of site (Site BrP34: Transmission Station or Stage 
2 site BrP2): Moderate- high 
Site BrP34 covers a large part of parcel P73. This parcel contains open land, 
some of which is used as a transmission station, pasture; garden centre and a 
field (BrP2) off A1000 (north), latter two of which are outside of BrP34. The 
release of this parcel would significantly extend the urban area of Bell 
Bar/Brookmans Park, causing some encroachment on the countryside and 
weaken the continuity of the existing Green Bet boundary (A1000). The site is 
however contained by development to the east and thick tree belts which would 
minimize the harm to some extent to the wider countryside. 

Comments 
The site is well enclosed by hedgerow, 
tree belts and defined by a combination of 
strong and moderated boundaries. The 
new boundaries will be slightly weaker to 
the south of the A1000, but well be 
relatively clearly defined and defensible. 
The site area to the north has been 
excluded from the site, as the promoter 
has indicated parts of this will be retained 
for telecasts and it is adjacent to site 
BrP2 (off A1000) that was considered 
unsuitable due to access issues. 
The southern boundary is adjacent to 
residential properties off Kentish Lane. 
This is proposed to be released, with 
BrP34, to establish a new strong 
defensible Green Belt boundary. The 
release of this additional area (P74) is 
considered to result in moderate harm to 
Green Belt 

Additional employment floor space. It is 
within 400m of bus stops that provide a six 
day service. 
5.1: Provision of the right amount, type 
and tenure of housing to meet identified 
local needs (x2): 
Site could deliver affordable housing and 
make provision of homes that meet 
accessible and adaptable dwelling 
standards. 
6.6: Provision of training, skills 
development and lifelong learning: 
Site is within walking distance of 
education establishments.(++?) 
Significant negatives (– –/– –?) Total: 1* 
4.6: Protection/enhancement of 
biodiversity and geodiversity (--?): 
Site is within 250m of a Local Wildlife site. 
Mitigation: 
Development of site should conform to Local 
Plan policies related to the 
protection/enhancement of biodiversity and 
good design. 

  

Summary: 
HELAA: Deliverable within 6-10 years or 11-15 years (moderate/minor in favour) 
GB3 Study (Purposes): The site/wider parcel makes a partial contribution to one purpose, and limited/no contribution to two national purposes (minor in favour) 
GB3 Study (Harm): The release of P73/BrP34 will result in moderate-high harm from the Green Belt. It will significantly extend the urban area eastwards, beyond the existing strong A1000 boundary, encroaching on the countryside. But 
given the contained nature of the site, harm to the wider countryside is minimised overall (Moderate against) 
Green Belt Boundary: The amended Green Belt boundary would be slightly weaker than the existing boundary, but will be clearly defined (minor in favour). 
SA: Seven positives and one significant negative identified. This is more than three times more double positives than double negatives (significant in favour) 
Flood Risk: Passes sequential test 
Landscape Assessment: Low-moderate (moderate in favour) 
Strategic Advantages: This site has the potential to deliver 10,623sqm of B1a/b floor space, in addition to existing employment uses on part of the site (significant in favour) 
Strategic Disadvantages: None 

Calverton Test 
Site BrP34 contains open land, some of which is used by buildings and structures that are largely associated with the Transmission Station fields containing satellite dishes and masts; and open fields (north west). The release of all or 
part of this site will result in moderate –high harm to the Green Belt. 
Given that the site is already well contained by development to the east and thick tree belts which minimize to some extent any impact on the wider countryside, it is considered that the impact of development on this site is already 
minimized to some extent. It would be important for any development to retain and strengthen where necessary the existing tree planting to retain the containment of the site and ensure the strong/ well defined boundaries are 
maintained. The release of the residential area to the south (P74, which leads to moderate harm) is considered important to ensure a logical Green Belt boundary is established. 

 



Overall Conclusion 
The release of this site would result in moderate-high harm for the Green Belt and falls within an area of Low-moderate landscape sensitivity. However, the site is well contained with strong boundaries and its development would have 
limited impact on the wider countryside. Brookman’s Park is a sustainable location and one of the key advantages of this site are that it is proposed to include an employment hub and deliver additional B1a/b employment floor space via 
the intensification of existing previously developed land to the east of it. Overall, it is considered that the sustainability benefits of developing the site and the limited impact development would have on the wider countryside, exceed any 
harm to the Green Belt. On balance this site is considered suitable for allocation. 

Policy Implications 
The Green Belt boundary will need to be amended as proposed 



Draft Local Plan 2016 site reference: N/A HELAA site reference: BrP36 

Settlement: Brookmans Park Housing & Employment Land Availability Assessment 

Site location: Land at Brookmans Park Golf Club 
 

2019 Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL 
Achievable: 
Uncertain (subject to relocation of tennis club) 
Estimated capacity: 
24 dwellings 
Impacts/constraints requiring mitigation: 

• Tennis Club relocation to an alternative suitable location 
• Golf Club relocation 
• Pedestrian footway or other interventions (traffic calming/control measures) to be provided on Golf 

Club Road 
• Archaeological Assessment required at planning application or pre-determination stage 
• Preliminary Ecological Appraisal may be required 
• Wastewater upgrades 

Delivery timescales: 
6-10 years 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 45): Existing: 
The site is currently washed over by the 
Green Belt. The existing Green Belt 
boundary is around the urban edge of 
Brookmans Park. 
Proposed: 
None of the site boundaries adjoin the 
existing urban area and the specific 
parcel of land covered by this site are not 
addressed by the Green Belt study 
specifically, the implication being that 
considering this sub-parcel in isolation 
would not reduce the level of harm. With 
consideration also to potential Green 
Belt changes at Bell Bar, it is considered 
that defining a Green belt boundary for 
releasing this site would involve, either 

2019 Update: Sequential Test result: Advantages: 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements however it 
contributes to the strategic gap between Hatfield and Potters Bar. 

Significant positives (++/++?) Total: 6 
4.2 Significantly reduce greenhouse gas 
emissions from transport? 

Pass - within Flood Zone 
1 

None. 
 

Disadvantages: 
Site was not covered by GB stage 2 study 
GB3 (Site falls within Parcel 66): 

The site is within 400m of a bus stop providing a six 
day week service. 

2019 Update: 
No change 

None. 

Contribution to Green Belt Purposes 4.3 Avoid and reduce air pollution   

Partial contribution to preventing the merging of neighbouring towns – the 
parcel lies between Hatfield and Potters Bar and WGC and Potters Bar. A 
number of smaller settlements limit the perception of separation. The railway 
line and the A1000 reduce the perception of separation. 
Significant contribution to safeguarding the countryside from encroachment – 
land contains characteristics of countryside and most of the parcel is open 
contained by woodland. 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City) 

The site is within 400m of a bus stop providing a six 
day week service. 
4.4 Protect and enhance open space and 
landscape character, retaining local 
distinctiveness? 
The site is partially previously developed land. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could deliver 35% affordable housing. 

  

Assessment of Potential Harm (relevant scenarios):    
 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Parcel 66 (all of parcel) – moderate-high 
The parcel is well contained by urban development and protected woodlands so 
the impact of its release on the integrity of the wider Green Belt would be 
limited. 
It should be noted that the adjoining land at Home Farm was considered in the 
context of Parcel 72 (and 72a) in the context of potential release of land at Bell 
Bar. It was considered that release of this land at Home Farm, extending south 
of Bell Bar and including a tree belt which currently creates separation between 
Bell bar and Brookman’s Park, increases the harm (from moderate to moderate- 
high). 

the site forming its own –inset to the 
Green Belt, which would not be 
satisfactory, or the release of a much 
wider area with associated wider impacts 

Site could provide 20% accessible and adaptable 
dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within straight line walking distance of 
education facilities 
Significant negatives (– –/ (– –?) Total: 1 
4.4 Protect and enhance open space and 
landscape character, retaining local 
distinctiveness? 
More than 25% of the site is located within existing 
open space. 
Mitigation: 
Developers will be required to contribute to the 
reasonable costs of providing new green 
infrastructure, required as a result of their proposals. 

  

Summary 
HELAA: Deliverable within 6-10 years (moderate in favour) 
GB3 Study (Purposes): The parcel makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate against) 
GB3 Study (Harm): Parcel 66 is moderate-high harm (moderate against) 
Green Belt boundary: The new Green Belt boundary would be partially weaker in strength to the existing although it is unclear how it could be defined and would be likely to result in a much wider release of land from the Green Belt to 
form a logical boundary (minor in favour) 
SA: The site has more than 3 times more significant positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
The release of all of parcel P66 would result in moderate-high harm to the Green Belt. It is unclear how the individual parcel could be released from the Green Belt without forming part of a wider release with wider impact, including on 
the separation between Brookman’s Park and Bell Bar. This matter is also discussed in the context of BrP1 and BrP12. The area of release from the Green Belt is proposed to be restricted in the context of both of these sites which in 
turn help to demonstrate the difficulty of releasing Parcel P36 from the Green Belt in isolation. It is not considered that mitigation could reduce the potential impacts. Release of the parcel would lead to significant encroachment on the 
countryside and expand the settlement of Brookman’s Park. 

Overall Conclusion 
BrP36 could not be released in isolation, due to its distance from the urban edge of Brookmans Park and the creation of an irregular Green Belt boundary. Parcel P66 is well contained which limits the impact on the wider Green Belt 
however the whole parcel would be required to be inset in order to create a logical Green Belt boundary with defensible boundaries. Release of Parcel P66 from the Green Belt would result in significant encroachment into the 
countryside due to the parcel size and expand the settlement of Brookmans Park to the north. The Green Gap Study 2019 notes that although Bell Bar and Brookmans Park are already joined there is pressure for development in the 
setting to the two settlements. The release of the parcel would impact the landscape of the golf course/parkland and interrupt the role the area plays in the setting of Bell Bar and Brookmans Park. In addition, the achievability of the site 
is uncertain as development of the site is dependent on the successful relocation of the tennis club. It is considered the harm to the Green Belt outweighs the benefits of the site. The site should not be considered for allocation. 

Policy Implications 
None. 

 



 

Appendix A 

Site Selection Background Paper 2019 

Swanley Bar 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: SB1 

Settlement: Swanley Bar Housing & Employment Land Availability Assessment 

Site location: Land south of Swanley Bar Lane Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
159 dwellings 
Impacts/constraints requiring mitigation: 
• Proximity to Registered Park and Gardens. 
• Potential heritage assets with archaeological interest – an archaeological assessment will be needed to 

inform any development proposals. 
• Noise pollution (commercial and traffic) – noise assessment report required to demonstrate mitigation 

measures. 
• Potential for contaminated land – Site survey and possible remediation needed. 
• Surface Water Flooding along access/egress may need to be assessed at planning application stage. 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
In the 2016 HELAA, site SB1 was not assessed as it did not adjoin the urban boundary. However, as Swanley 
Bar is now being considered for possible insetting this site has been assessed. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 51): Existing: 
The washed over village of Swanley Bar 
forms part of the existing Green Belt. If 
Swanley Bar was considered to be inset 
from the Green Belt, the edge of the 
urbanised settlement would comprise the 
existing Green Belt boundary. (Strong). 
Proposed: 
The proposed boundary would consist of 
The Gobions Registered Park and 
Gardens to the north (strong), and 
established tree belt/hedgerow to the east 
and south (moderate). 

2019 Update: 
Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas emissions 
from transport? (x2) 
4.3 Avoid and reduce air pollution (x2) 
The site is within walking distance of Potters Bar Town 
Centre. Site is within 400m of six bus stops. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs. 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
Parcel 51 makes a partial contribution to preventing the neighbouring towns for 
Hatfield and Potters Bar from merging. Given the scale of this gap, any small 
reduction is unlikely to compromise the separations of these towns. 
However, the release of site SB1 would significantly reduce the gap between 
smaller settlements Little Heath and Swanley Bar. 

Pass – Site is within 
Flood Zone 1 
2019 Update: 
No change as per HELAA 

None 
 
Disadvantages: 
None 

Site not covered in GB Stage 2.   

GB3 (Site falls within Parcel 80):   

Contribution to Green Belt Purposes   

Partial contribution to preventing the merging of neighbouring towns – lies 
between Hatfield and Potters Bar. 

  

Significant contributing to safeguarding the countryside from encroachment – 
contains characteristics of open countryside and lacks any significant urbanising 
development. 

  

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Limited of no contribution to preserving the setting and special character of 
historic towns. (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 80 (all of parcel) – High 
The insetting of Swanley Bar along with the release of the rest of the land in this 
parcel would encroach onto the countryside. It would substantially expand the 
urban area of Little Heath/Potters Bar northwards, thus reducing the role the 
parcel plays in preventing the unrestricted sprawl of large built up areas such as 
Potters Bar and Brookmans Park (to the north), particularly when travelling 
along the A1000 along the east of the parcel. 

 Significant negatives (– –/(– –?) Total: 2 
4.5 Conserve and enhance the Borough’s character, 
sense of place and local distinctiveness, historic 
environment, heritage and cultural assets, and their 
settings? 
Site is adjacent a Registered Park and Gardens 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection of heritage assets and 
good design. 
4.6 Protect and enhance biodiversity and 
geodiversity, taking into account the impacts of 
climate change? 
The site is less than 250m of Leggatts Park Drive LWS 
and between 250m and 500m of Gobions Wood LWS 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour) 
GB3 Study (Purposes): The wider parcel (P80) makes a significant contribution to one national purpose and a partial contribution to one purpose. (moderate against) 
GB3 Study (Harm): The site falls within a high harm parcel (P80) (significant against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary but is clearly defined (minor in favour) 
SA: More than 3 times double positives than negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of site SB1 would result in high harm to the Green Belt. The release of this site would encroach into the countryside east of Swanley Bar, however, as this site would have clearly defined physical boundaries comprising 
established tree belt/hedgerows and the Registered Park and Gardens which limits the harm to the wider Green Belt. There is a need to mitigate the impact of development on the Registered Park and Gardens to the north of the site, 
therefore a reduced developable area of the site has also been considered to exclude land east of the existing urban development (north of Swanley Bar Lane). This allows for the opportunity to provide landscape enhancements and 
screening. However, any development would substantially extend the urban area of Little Heath/ Potters Bar northwards reducing the role the parcel plays in preventing the merging of these settlements and Potters Bar and Brookman’s 
Park. Thus opportunity to mitigate any harm is limited. 

Overall Conclusion 
Development of SB1 would encroach into the countryside to the east of Swanley Bar and result in high harm to the Green Belt. Swanley Bar would need to be inset from the Green Belt in conjunction with the development of this site. The 
new boundary would be weaker than the existing, but would comprise of clear and definable physical features. While the potential benefits of releasing the site from the Green Belt could outweigh the negative impacts to this site, it is 
considered that the harm caused by releasing the site from the Green Belt outweighs the benefits of this development. This site should not be considered for allocation. 

Policy Implications 
None 

 



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: SB1a 

Settlement: Swanley Bar Housing & Employment Land Availability Assessment 

Site location: Land south of Swanley Bar Lane  
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
64 dwellings 
Impacts/constraints requiring mitigation: 
• Proximity to Registered Park and Gardens. 
• Potential heritage assets with archaeological interest – an archaeological assessment will be needed to 

inform any development proposals. 
• Noise pollution (commercial and traffic) – noise assessment report required to demonstrate mitigation 

measures. 
• Potential for contaminated land – Site survey and possible remediation needed. 
• Surface Water Flooding along access/egress may need to be assessed at planning application stage. 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
In the 2016 HELAA, the larger site SB1 was not assessed as it did not adjoin the urban boundary. 
However, as Swanley Bar is now being considered for possible insetting this site has been assessed. 
Site SB1a is a sub-site within SB1. 

 

 
 

Green Belt Study Review (Parts 1, 2 and 3) 
 

Green Belt Boundary Appraisal 
 

Sustainability Appraisal Flood Risk 
Sequential Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 51): 
Strategic Gap 
Parcel 51 makes a partial contribution to preventing the neighbouring towns for 
Hatfield and Potters Bar from merging. Given the scale of this gap, any small 
reduction is unlikely to compromise the separations of these towns. 
However, the release of site SB1a would significantly reduce the gap between 
smaller settlements Little Heath and Swanley Bar. 
Site not covered in GB Stage 2. 
GB3 (Site falls within Parcel 80): 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns – lies 
between Hatfield and Potters Bar. 

Existing: 
The washed over village of Swanley Bar 
forms part of the existing Green Belt. If 
Swanley Bar was considered to be inset 
from the Green Belt, the edge of the 
urbanised settlement would comprise the 
existing Green Belt boundary. (Strong). 
Proposed: 
The proposed boundary would consist of 
The Gobions Registered Park and 
Gardens to the north (strong), an 
established tree belt/hedgerow to the 
south (moderate). 

2019 Update: 
Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas emissions 
from transport? (x2) 
4.3 Avoid and reduce air pollution (x2) 
The site is within walking distance of Potters Bar Town 
Centre. Site is within 400m of six bus stops. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs. 

Sequential Test result: 
Pass – Site is within 
Flood Zone 1 
2019 Update: 
No change as per HELAA 

Advantages: 
None 
 
Disadvantages: 
None 

 
 
 
 
 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Significant contributing to safeguarding the countryside from encroachment – 
contains characteristics of open countryside and lacks any significant urbanising 
development. 
Limited of no contribution to preserving the setting and special character of 
historic towns. (Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
P80(all of parcel) – High 
The insetting of Swanley Bar along with the release of the rest of the land in this 
parcel would encroach onto the countryside. It would substantially expand the 
urban area of Little Heath/Potters Bar northwards. thus reducing the role the 
parcel plays in preventing the unrestricted sprawl of large built up areas such as 
Potters Bar and Brookman’s Park (to the north), particularly when travelling 
along the A1000 along the east of the parcel. 

The site currently has no clear or 
definable physical boundary to the east 
(weak). 

Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 1 
4.5 Conserve and enhance the Borough’s character, 
sense of place and local distinctiveness, historic 
environment, heritage and cultural assets, and their 
settings? 
Site is adjacent a Registered Park and Gardens 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection of heritage assets and 
good design. 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour) 
GB3 Study (Purposes): The wider parcel (P80) makes a significant contribution to one national purpose and a partial contribution to one purpose. (moderate against) 
GB3 Study (Harm): The site falls within a high harm parcel (P80) (significant against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary and is not clearly defined (minor against) 
SA: More than 3 times double positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the site SB1a would result in high harm to the Green Belt. This site is a smaller scenario of the wider site SB1, and brings the development edge towards Swanley Bar, however the proposed Green Belt boundary which 
would result from the reduction in the development site would be weaker than the existing and there is no opportunity to use any definable physical boundaries to strengthen these. However, any development would still extend the urban 
area of Little Heath/ Potters Bar northwards reducing the role the parcel plays in preventing the merging of these settlements and Potters Bar and Brookman’s Park. Thus opportunity to mitigate any harm is limited. 

Overall Conclusion 
Development of SB1a would encroach into the countryside to the east of Swanley Bar and result in high harm to the Green Belt. Swanley Bar would need to be inset from the Green Belt in conjunction with the development of this site. 
The new boundary would be weaker than the existing as the eastern boundary of the site currently has no clearly definable physical boundaries and therefore would be dependent on new property boundaries or landscaping to be 
established. While the potential benefits of releasing the site from the Green Belt could outweigh the negative impacts and this site could contribute to the provision of new housing in a sustainable location, it is considered that the harm 
caused by releasing the site from the Green Belt outweighs any benefits of the development potential. This site should not be considered for allocation. 

Policy Implications 
None 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: SB1b 

Settlement: Swanley Bar Housing & Employment Land Availability Assessment 

Site location: Land south of Swanley Bar Lane Urban/Green Belt: 
Green Belt 
PDL/Greenfield: Greenfield 
Achievable: 
Yes Estimated capacity: 
25 dwellings 
Impacts/constraints requiring mitigation: 
• Proximity to Registered Park and Gardens. 
• Potential heritage assets with archaeological interest – an archaeological assessment will be needed to 

inform any development proposals. 
• Noise pollution (commercial and traffic) – noise assessment report required to demonstrate mitigation 

measures. 
• Potential for contaminated land – Site survey and possible remediation needed. 
• Surface Water Flooding along access/egress may need to be assessed at planning application stage. 
Delivery timescales: 
1-5 years 
2019 HELAA Update: 
• In the 2016 HELAA, a larger site SB1 was not assessed as it did not adjoin the urban boundary. 
• However, as Swanley Bar is now being considered for possible insetting this site has been assessed. 
• SB1b is the smallest sub-site within SB1 and SB1a. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 51): 
Strategic Gap 
Parcel 51 makes a partial contribution to preventing the neighbouring towns for 
Hatfield and Potters Bar from merging. Given the scale of this gap, any small 
reduction is unlikely to compromise the separations of these towns. 
It is noted in the templates for SB1 and SB1a that development in this area 
would significantly reduce the gap between smaller settlements Little Heath and 
Swanley Bar. However, as SB1b would not 
Site not covered in GB Stage 2. 
GB3 (Site falls within Parcel 80): 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of neighbouring towns – lies 
between Hatfield and Potters Bar. 
Significant contributing to safeguarding the countryside from encroachment – 
contains characteristics of open countryside and lacks any significant urbanising 
development. 
Limited of no contribution to preserving the setting and special character of 
historic towns. (Welwyn Garden City) 

Existing: 
The washed over village of Swanley Bar 
forms part of the existing Green Belt. If 
Swanley Bar was considered to be inset 
from the Green Belt, the edge of the 
urbanised settlement would comprise the 
existing Green Belt boundary. (Strong). 
Proposed: 
The proposed boundary would consist of 
The Gobions Registered Park and 
Gardens to the north (strong). The site 
currently has no definable boundaries to 
the south or east (weak). 

2019 Update: 
Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas 
emissions from transport? (x2) 
4.3 Avoid and reduce air pollution (x2) 
The site is within walking distance of Potters Bar 
Town Centre. Site is within 400m of six bus stops. 
5.1 Provide the right amount, type and tenure 
of housing to meet identified local needs? (x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6 Provide access to training, skills 
development and lifelong learning to meet 
identified needs. 
Site is within walking distance of education 
establishments. 

Sequential Test result: 
Pass – Site is within Flood 
Zone 1 

 
2019 Update: 
No change as per HELAA. 

Advantages: 
None 
 
Disadvantages: 
None 

 
 
 



 
Summary: 
HELAA: Deliverable in 1-5 years (significant in favour) 
GB3 Study (Purposes): The wider parcel (P80) makes a significant contribution to one national purpose and a partial contribution to one purpose. (moderate against) 
GB3 Study (Harm): The site falls within a high harm parcel (P80) (Significant against) 
Green Belt boundary: New boundary would be partially weaker than the existing boundary and is not clearly defined (minor against) 
SA: More than 3 times double positives (7) than negatives (1) (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: Moderate (neutral) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the site SB1b would result in high harm to the Green Belt. However, the development of this site scenario, in comparison to SB1/SB1a would result in the need to release a far smaller area of land from the Green Belt, thus 
reducing the scale of any impact. However, development would still result in reducing the separation between Swanley Bar and Little Heath. On this basis there is not considered to be any further opportunity to reduce the harm. 

Overall Conclusion 
Development of SB1b would encroach into the countryside to the east of Swanley Bar and result in high harm to the Green Belt. Swanley Bar would need to be inset from the Green Belt in conjunction with the development of this site. 
However, the new boundary would be weaker than the existing, the south and east boundaries of the site currently have no clearly definable physical features and therefore would be dependent on new property boundaries or 
landscaping to be established. According to the Sustainability Appraisal the potential benefits of releasing the site from the Green Belt significantly outweigh the negative impacts, from a sustainability perspective, to this site and so the 
site could contribute to the provision of new housing in a sustainable location. However, when considering the high harm to the Green Belt with limited opportunities to reduce the harm, it is considered that this Green Belt impact 
outweighs the benefits of this development. This site should not be considered for allocation. 

Policy Implications 
None 



 

Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Little Heath 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 



Draft Local Plan 2016 site reference: HS25 HELAA site reference: BrP7 

Settlement: Little Heath Housing & Employment Land Availability Assessment 

Site location: Land south of Hawkshead Road Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
100 dwellings 
Impacts/constraints requiring mitigation: 
• Proximity to Gobions Registered Historic Park and Garden and Folly Arch, grade II* listed building. 

Green infrastructure is proposed around the site which will provide a buffer between the site and the 
HPG and LB. 

• Adjacent to an Ecosite, the field south of Bolton’s Park. Within 1,800m of Northaw Great Wood SSSI 
• Moderate ecological sensitivity in wooded area. Potential for protected bird species. Retain trees and 

pond or compensate for loss. A stage 1 habitat survey is required to assess value. 
• Waste water upgrades 

Delivery timescales: 
1-10 years 
2019 HELAA Update: 
At the 2016 site selection stage, a reduced site area of circa. 3.3ha was included in the Draft Local Plan 2016 
with an indicative capacity of 100 dwellings. 
In 2019, a larger site of 4.88ha has been submitted for consideration – see template for LHe3. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel 51): Existing: 
The existing Green Belt boundary 
comprises the settlement edge of Little 
Heath, in the form of garden/property 
boundaries and some buildings 
(moderate/strong). 
Proposed: 
The boundary (as promoted) would 
comprise a tree belt/hedge to the south 
(moderate), Hawkshead Road to the 
north (moderate) and an open field to the 
west (weak) 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions from 
transport; (x2) 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of Potters Bar Town Centre. It is 
within 400m of seven bus stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 
Site could deliver affordable housing and make provision for 
accessible and adaptable dwellings. 
6.6: Provision of training, skills development and lifelong 
learning: 
Site is within walking distance of education establishments. 

Sequential Test 
result: 
Pass - Site is within 
Flood Zone 1 
2019 Update: 
Surface water flooding 
is reduced to virtually 
zero following the 
updated SFRA. 

Advantages: 
Strategic Gap None 
Parcel 51 makes a partial contribution to preventing neighbouring towns from 
merging. The parcel falls within the strategic gap between Hatfield and Potters 
Bar. 
GB2 (BrP7): 

 
Disadvantages: 
None 

Contribution to National Purposes:  

Significant for safeguarding the countryside from encroachment.  

Physical and visual openness:  

High physical openness and mixed visual openness.  

Potential for Cumulative Impact  

Site is connected to Little Heath and is separate from other sites in Brookmans 
Park. It is not related to LHe1 although it is nearby. In combination with other 
sites around Brookmans Park and Welham Green, development of this 

 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

site could have a substantial impact on the strategic gap between Potters Bar 
and Hatfield. This site also adjoins LHe3, which is an extension of the smaller 
Draft Local Plan site HS24 (BrP7). 
GB3 (Site falls within Parcel 78): 
Contribution to Green Belt Purposes 
Partial contribution to preventing neighbouring towns from merging. Parcel 78 
lies between Potters Bar and Hatfield, a number of separating features including 
smaller settlements, blocks of woodland and the railway line and A1000 reduces 
the perception of separation between the 1st tier settlements. 
Significant contribution to safeguarding the countryside from encroachment – 
characteristics of open countryside with open, arable fields. Parcel 78 lacks 
urbanising features and has distinct separation from urban areas. 
Limited or no contribution to preserving the special character of historic towns. 
(Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 78b (sites BrP7 and BrP7 extension and eastern end of parcel) – High 
harm. 
Valley landform in this parcel add to the distinction between settlement and 
countryside. Development of all of parcel P78b would reduce separation from 
urbanising washed-over development Swanley Bar and reduce the contribution 
of the Boltons Park College, nearby land within Parcel 80 and Green Belt to the 
south-west in Hertsmere District. 

Conclusion 
If this site is allocated, the boundary 
should be pulled back towards the 
existing urban boundary with Wain Close 
reducing the size of the site to allow for a 
gap to be maintained between Little 
Heath and Swanley Bar. Green Belt 
boundary for the reduced site should be 
drawn in a south-westerly direction from 
Hawkshead Road towards the southern 
edge of site. Boundary should not project 
any further north than existing 
development located within the gap, to 
the north of Hawkshead Road, using the 
property boundary of the existing 
community (church) building on the 
opposing side of Hawkshead Road as a 
reference point. Western boundary would 
still be weaker than the existing boundary 
but impact on the gap would then be 
limited. 

Significant negatives (– –/ ---- ?) Total: 1 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 
The scale, layout and design of development should seek to 
reduce significant effects on settlement pattern and local 
distinctiveness. 
 
2019 Update: 
Significant negatives (– –/ ---- ?) Total: 2 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness? (x2) 
The site is in an area of moderate-high sensitivity to 
development. The WHBC Green Belt Study Stage 3 (2019) 
scored the site as having a significant contribution to 
maintaining the existing settlement pattern (Local Purpose) 
and a partial contribution to preventing neighbouring towns 
from merging (Green Belt Purpose 2). 

  

Summary 
HELAA: Deliverable within 0-10 years (moderate weight in favour). 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate against). 
GB3 Study (Harm): The site falls within a high harm parcel (P78b) (significant against). 
Green Belt boundary: The reduced site area (as concluded in 2016) has a revised boundary which would allow for a gap to be retained between Little Heath and Swanley Bar and prevent these villages from merging, thus reducing the 
adverse weight attributed to full extent of the promoted site. The new Green Belt boundary would be weaker than the existing boundary (minor against). 
SA: Identifies seven positives, and two negative impacts. , i.e. more than 3 times double positives than double negatives (significant in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate-high (moderate-against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of parcel 78b would result in high harm to the Green Belt. It is considered that development of the whole site BrP7 would reduce the separation from Swanley Bar and reduce the contribution of the Boltons Park 
College, nearby land within P80 and Green Belt to the south-west in Hertsmere District, However, the site area was reduced in the plan, as submitted, to enable the retention of a gap to be maintained between Little Heath and Swanley 
Bar, which would therefore, avoid the merging of these settlements and help to reduce the level of impact. It is also considered that through master-planning new boundaries could be created similar to the existing settlement edge to 
further reduce the extent of any harm It should be noted that Little Heath already adjoins Potters Bar to the south with no resultant impact on the Green Belt to the south. 

 



Overall Conclusion 
The assessed P78b (which includes site BrP7) lies within the strategic gap between Hatfield and Potters Bar and development of the parcel would reduce separation between smaller settlements Little Heath and Swanley Bar, this would 
attribute High Harm to the Green Belt. While it is noted that the gap between Swanley Bar and Little Heath already has an urbanised character is it considered that the reduced site area of 3.3ha for BrP7 with a revised boundary would 
allow for a gap to be retained between Little Heath and Swanley Bar, which would reduce the impact on the settlement gap. The site falls within an area of Moderate-High landscape sensitivity, however, it is considered that as the 
reduced site area would have a close association to the existing built development at Little Heath, this would limit the impact on the wider landscape west of Little Heath. The site has significantly more positive sustainable benefits than 
negatives and it is considered that the site’s benefits (at the reduced scale) outweigh any impacts on the Green Belt and therefore on balance the site is considered suitable for allocation. 

Policy Implications 
New Green Belt boundaries need to be established. 



Draft Local Plan 2016 site reference: HS24 HELAA site reference: LHe1 

Settlement: Little Heath Housing & Employment Land Availability Assessment 

Site location: Land north of Hawkshead Road 
 
Urban/Green Belt: 
Green Belt, except for south-east corner of the site associated with Osborne House Farm. 
PDL/Greenfield: 
Partial PDL/Greenfield. 
Achievable: 
Yes 
Estimated capacity: 
35 dwellings 
Impacts/constraints requiring mitigation: 

• Southern wooded boundary is an ecological constraint and of moderate sensitivity. 
• Grade II Listed Building Osbourne House with 25m. Development could have implications on the setting. 

However if existing hedgerow is retained and reinforced, development should be possible without harm. 
• Rights of access to adjoining property need to be retained 

Delivery timescales: 
1-5 
2019 HELAA Updates: 
None 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Contribution to National Purposes: 
The site makes limited or no contribution to any of the national Green Belt 
purposes 

Existing: 
The existing green belt boundary 
comprises of the urban edge of the 
settlement of Little Heath (strong), 
although the Green Belt boundary 
currently cuts through a number of 
residential properties on the edge of the 
settlement. 
Proposed: 
The western boundary would comprise of 
the boundary to a large dwelling and 
associated buildings, lined by hedgerow 
and trees (strong). Northern boundary 
would comprise of a fence and private 
road/access (weak). 
However, there is potential for a new 
boundary to be formed by following 
property boundaries to the east of the 
site, and incorporating all of Oakleigh, 

Significant positives (++) Total: 7 
4.2: Reduction of greenhouse gas emissions from 
transport (x2) 

Sequential Test result: 
Pass- Site is within Flood 
Zone 1 

Advantages: 
None 

Physical and visual openness: 
Physical Openness High no development, Visual Openness Mixed partly 
enclosed by hedgerow and dwellings 

4.3: Helping to avoid/reduce air pollution: (x2) 
Proximity to employment and services, site is within 
walking distance of Potters Bar Town Centre. 

2019 Update: 
None 

Disadvantages: 
None 

GB3 (Site falls within Parcel 80) Proximity to transport services   
Contribution to Green Belt Purposes It is within 400m of five bus stops.   
Partial Contribution to preventing the merging of neighbouring towns. 
Parcel lies between 1st tier settlements Hatfield and Potters Bar, with about 5km 
gap. There are a number of smaller settlements including Bell Bar Welham 
Green, Brookmans Park, Swanley Bar and Little Heath, limiting separation 
perception. Also, the connecting A1000 and railway reduces perception of 
separation. However, there are blocks of wood to the north of parcel acting as 
separation features. 

5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs: (x2) 
Affordable housing 
Site could deliver 35% affordable housing. 
Dwellings for older people, assumed site could deliver 
20% of dwellings to accessible and adaptable dwellings 

  

Significant contribution to the Safeguarding the countryside from encroachment. 
The land contains the characteristics of open countryside, comprising 
predominantly of arable and grassland fields and is open. With the exception of 

6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments 

  

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

the dwellings and the religious building in the far south of the parcel, the parcel 
lacks any urbanising development 
Limited or no contribution to preserving the special character of historic towns. 
(Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios) 
P80b (Release of Stage 2 site Lhe1, including Local Plan allocation HS25) 
Low-Moderate harm 
Open site with grassland paddocks, car park, hardstanding and tracks. Site 
adjacent to large dwelling and religious building beyond. Contained by 
residential fringe to south and east. Release would extend Potters Bar inset 
further along Hawkshead Road. No effect on integrity of wider Green Belt due to 
existing containment. 

Osborne House Farm and other detached 
buildings, which are currently partly within 
the Green Belt, partly within the urban 
area. 
There is now a large new residential 
building directly to the rear of the site to 
the north west with the boundary of the 
garden abutting the site, strengthening 
the boundary for half of the previously 
weak northern edge. However, the 
eastern part of the northern boundary 
remains weak. 

Significant negatives (– –) Total: 1 
4.5: Conservation/enhancement of the borough’s 
character, historic environment, and 
heritage/cultural assets: 
Site is in proximity to a Listed Building. It is within 1km 
of a Historic Park & Garden. 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection of heritage assets and 
good design. 
2019 Update: 
None 

  

Summary: 
HELAA: Deliverable in 0-5 years (significant in favour). 
GB3 Study (Purposes): Site contributes significantly to one national purpose (moderate against). 
GB3 Study (Harm): Site falls within a moderate- low harm sub-parcel P80b (minor against). 
Green Belt boundary: The new Green Belt boundary would be similar in strength to the existing boundary with the exception of the northern boundary of the site which would be weaker. Overall (minor in favour). 
SA: There are more than three times as many double positives as double negatives (significant in favour). 
Flood Risk: Passes the Sequential Test 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of parcel P80b, which contains this site, would result in moderate-low harm. It is considered that development of the site would not have an effect on the integrity of the wider Green Belt due to the existing containment of the 
site. The Green Belt boundary would be largely comparable to the existing boundary and new planting as part of master planning could strengthen any weak areas thus minimising any impacts further. 

Overall Conclusion 
The site has a moderate-low harm rating, with development having no effect on the integrity of the wider Green Belt due to the sites existing containment. The boundaries are mainly strong, as they are surrounded by properties, with a 
new property strengthening part of the northern edge. Where the boundary remains weak, hedgerow or similar could be considered to strengthen it. There are no strategic disadvantages to bringing this site forward and it performed very 
well in the Sustainability Appraisal. The case for this site has been made marginally stronger by reinforcing the north western boundary through the development of new dwellings and the associated reduction in visual impact from 
selected locations. On balance, the site is therefore considered suitable for allocation. 

Policy Implications 
The Green Belt boundary will need to be amended as indicated. 

 



Draft Local Plan 2016 site reference: N/A HELAA site reference: LHe3 

Settlement: Little Heath Housing & Employment Land Availability Assessment 

Site location: Land south of Hawkshead Road Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
47 Dwellings 
Impacts/constraints requiring mitigation: 

• Proximity to Gobions Registered Historic Park and Garden and Folly Arch, grade II* listed building. 
Green infrastructure is proposed around the site which will provide a buffer between the site and the 
HPG and LB. 

• Adjacent to an Ecosite, the field south of Bolton’s Park. Within 1,800m of Northaw Great Wood SSSI 
• Moderate ecological sensitivity in wooded area. Potential for protected bird species. Retain trees and 

pond or compensate for loss. A stage 1 habitat survey is required to assess value. 
• Waste water upgrades 

Delivery timescales: 
1-5 years 
2019 HELAA Update: 
At the 2016 site selection stage, a reduced site area of circa. 3.3ha was included in the Draft Local Plan 2016 
with an indicative capacity of 100 dwellings. 
In 2019, this larger site (LHe3) of 4.88ha has been submitted for consideration. 
Only 1.58ha of this would be an addition to (an extension of) site HS24/BrP7, which is already included in the 
DLP 2016. 

• contaminated land site and an air quality survey/report may be required at application stage 
• pre-application or pre-determination archaeological assessment required 
• detailed drainage strategy should be submitted with any planning application 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 51): Existing: 
The existing Green Belt boundary 
comprises the settlement edge of Little 
Heath, in the form of garden/property 
boundaries and some buildings 
(moderate/strong). 
Proposed: 
The boundary (as promoted) would 
comprise a tree belt/hedge to the south 
(moderate), Hawkshead Road to the 

Significant positives (++/++?) Total : 7 
4.2 : Reduction of greenhouse gas emissions from 
transport; (x2) 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of Potters Bar Town 
Centre. It is within 400m of seven bus stops. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 
Site could deliver affordable housing and make provision 
for accessible and adaptable dwellings. 

Sequential Test result: 
Pass - Site is within 
Flood Zone 1 
2019 Update: 
Surface water flooding 
is reduced to virtually 
zero following the 
updated SFRA. 

Advantages: 
Strategic Gap None 
Parcel 51 makes a partial contribution to preventing neighbouring towns from 
merging. The parcel falls within the strategic gap between Hatfield and Potters 
Bar. 
GB2 (BrP7): 

 
Disadvantages 
None 

Contribution to National Purposes:  

Significant for safeguarding the countryside from encroachment.  

Physical and visual openness:  

High physical openness and mixed visual openness.  
 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Potential for Cumulative Impact 
Site is connected to Little Heath and is separate from other sites in Brookmans 
Park. It is not related to LHe1 although it is nearby. In combination with other 
sites around Brookmans Park and Welham Green, development of this site 
could have a substantial impact on the strategic gap between Potters Bar and 
Hatfield. This site adjoins Draft Local Plan site HS24 (BrP7). 
GB3 (Site falls within Parcel 78): 
Contribution to Green Belt Purposes 
Partial contribution to preventing neighbouring towns from merging. Parcel 78 
lies between Potters Bar and Hatfield, a number of separating features 
including smaller settlements, blocks of woodland and the railway line and 
A1000 reduces the perception of separation between the 1st tier settlements. 
Significant contribution to safeguarding the countryside from encroachment – 
characteristics of open countryside with open, arable fields. Parcel 78 lacks 
urbanising features and has distinct separation from urban areas. 
Limited or no contribution to preserving the special character of historic towns. 
(Welwyn Garden City) 
Assessment of Potential Harm (relevant scenarios): 
Parcel 78b (sites BrP7 and BrP7 extension and eastern end of parcel) – High 
harm. Valley landform in this parcel add to the distinction between settlement 
and countryside. Development of al of Parcel 78b would reduce separation 
from urbanising washed-over development Swanley Bar and reduce the 
contribution of the Boltons Park College, nearby land within P80 and Green Belt 
to the south-west in Hertsmere District. 

north (moderate) and an open field to the 
west (weak) 
Conclusion 
If this site is allocated, the boundary 
should be pulled back towards the 
existing urban boundary with Wain 
Close, reducing the size of the site to 
allow for a gap to be maintained between 
Little Heath and Swanley Bar. Green Belt 
boundary for the reduced site should be 
drawn in a south-westerly direction from 
Hawkshead Road towards the southern 
edge of site. Boundary should not project 
any further north than existing 
development located within the gap, to 
the north of Hawkshead Road, using the 
property boundary of the existing 
community (church) building on the 
opposing side of Hawkshead Road as a 
reference point. Western boundary 
would still be weaker than the existing 
boundary but impact on the gap would 
then be limited. 

6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/ ---- ?) Total: 1 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
The WHBC Green Belt Review indicates the site 
contributes significantly to maintaining settlement 
pattern. 
Mitigation: 
The scale, layout and design of development should 
seek to reduce significant effects on settlement pattern 
and local distinctiveness. 
2019 Update: 
Significant negatives (– –/ ---- ?) Total: 2 
SA Objective 4.4 Landscape Character has changed 
from minor negative uncertain (-?) to significant negative 
(--). - The site is in an area of moderate-high sensitivity to 
development. The WHBC Green Belt Study Stage 3 
(2019) scored the site as having a significant contribution 
to maintaining the existing settlement pattern (Local 
Purpose) and a partial contribution to preventing 
neighbouring towns from merging (Green Belt Purpose 
2). 

  

Summary: 
HELAA: Deliverable within 0-10 years (moderate weight in favour). 
GB3 Study (Purposes): The site makes a significant contribution to one national and a partial contribution to one national purpose (moderate against). 
GB3 Study (Harm): The site falls within a high harm parcel (P78b) (significant Against) 
Green Belt boundary: The boundaries for the promoted site would be partially weaker than the existing Green Belt boundary, mainly related to the western boundary which, would not be clearly defined (minor against). The full extent 
of the promoted site would fill a significant part of a fragile gap between two villages (moderate against). However, a reduced site area with a revised boundary would allow for a gap to be retained between Little Heath and Swanley Bar 
and prevent these villages from merging, thus reducing the adverse weight attributed to full extent of the promoted site (minor against). The new Green Belt boundary would be weaker than the existing boundary (minor against). 
SA: Identifies seven positives, and two negative impacts. , i.e. more than 3 times double positives than double negatives (significant in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: Moderate-high (moderate-against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of Parcel 78b would result in high harm to the Green Belt. It is considered that development of the whole site BrP7 (which includes Draft Local Plan HS24 (BrP7) and LHe3) would reduce the separation from Swanley 
Bar and reduce the contribution of the Boltons Park College, nearby land within Parcel 80 and Green Belt to the south-west in Hertsmere District. However, the site area of BrP7 was reduced in the plan, as submitted, to enable the 
retention of a gap to be maintained between Little Heath and Swanley Bar, which would therefore avoid the merging of these settlements and help to reduce the level of impact. Site LHe3 would extend the existing proposed allocation 
site HS24 and any development would extend the urban area of Little Heath/ Potters Bar northwards reducing the role the parcel plays in preventing the merging of these settlements as well as Potters Bar and Brookmans Park. The 
northern boundary created by LHe3 would comprise of open fields and therefore be weak. Thus opportunity to mitigate any harm further is therefore limited. 

 



Overall Conclusion 
The assessed Parcel 78b (which includes site LHe3) lies within the strategic gap between Hatfield and Potters Bar. The site falls within an area of Moderate-High landscape sensitivity and development of the parcel would reduce 
separation between the smaller rural settlements of Little Heath and Swanley Bar, this would also attribute High Harm to the Green Belt. The site would form an extension of the existing proposed allocation HS24 (BrP7). While the 
boundaries of the site LHe3 would be no weaker than the boundaries of the existing proposed allocation HS24, the release of additional Green Belt land in this location would contribute significantly to the coalescence of Little Heath and 
Swanley Bar and the further northern extension of Potters Bar. While the potential benefits of the site outweigh the negative impacts on this site, it is considered that the harm caused by releasing the site from the Green Belt outweighs 
any potential benefits of this development. This site should not be considered for allocation. 

Policy Implications 
None 



Draft Local Plan 2016 site reference: N/A HELAA site reference: LHe4 

Settlement: Little Heath Housing & Employment Land Availability Assessment 

Site location: Studlands, Hawkshead Road  
2019 Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL 
Achievable: 
Uncertain (only if access constraints can be resolved) 
Estimated capacity: 
12 dwellings 
Impacts/constraints requiring mitigation: 
• Access issues, current access is 3.3m across. Existing dwelling would need to be demolished or 

the site would have to be built in conjunction with LHe5 to alleviate this issue. 
• HCC Ecology note the potential for nesting birds in trees or roosting bats in trees/buildings. A bat 

survey may be needed. 
• Mitigate ecological impacts. 

Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel GB51) 
Strategic Gap 
P51 makes a partial contribution to preventing neighbouring towns from merging 
and contributes to the strategic gap between Hatfield and Potters Bar. 
Site not covered by GB Stage 2 Study 
GB3 (Site falls within Parcel): P80 
Contribution to Green Belt Purposes 
Partial contribution to preventing the merging of the neighbouring towns. 
Significant contribution to safeguarding the countryside from encroachment - 
land contains the characteristics of open countryside, comprising predominantly 
of arable and grassland fields. 
Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 80a (Release of land between Little Heath and inset of Swanley Bar) – 
Moderate harm 
The gap between Little Heath and Swanley Bar is too narrow to play a strong 
role in distinction in settlement character. Existing urbanising development 
compromises the countryside character of this gap. 

Existing: 
The existing green belt boundary comprises of 
the urban edge of the settlement of Little 
Heath (strong), although the Green Belt 
boundary currently cuts through a number of 
residential properties on the edge of the 
settlement. 
The washed over village of Swanley Bar 
represents the existing Green Belt. If Swanley 
Bar is inset from the Green Belt, the urban 
edge of the settlement would comprise the 
existing northern Green Belt boundary for the 
purpose of this assessment (strong). 
Proposed: 
The new boundary will comprise of 
established hedgerows (moderate) and 
property boundaries (moderate). 
Conclusion 
The proposed new greenbelt boundaries 
consisting of hedgerows and property 

2019 Update: 
Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas 
emissions from transport? (x2) 
4.3 Avoid and reduce air pollution (x2) 
Within walking distance of Potters Bar Town Centre 
and within 400m of six bus stops on routes 
providing a six day a week service. 
5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs? (x2) 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6 Provide access to training, skills 
development and lifelong learning to meet 
identified needs 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 0 

2019 Update: 
Sequential Test result: 
Pass – Site is within 
Flood Zone 1 

Advantages: 
None 
Disadvantages: 
None 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

 boundaries would be slightly weaker than the 
existing boundary along Hawkshead Road, but 
the role of the road in this respect is already 
diminished by existing inset development to 
the east which has breached it. 

   

Summary 
HELAA: Deliverable in 1-5 years if made achievable with suitable access (significant in favour). 
GB3 Study (Purposes): The site contributes significantly to one national purpose and a partial contribution to one national purpose (moderate against). 
GB3 Study (Harm): The site falls within moderate harm sub-parcel P80a (minor against). 
Green Belt boundary: New boundary would be slightly weaker than the existing boundary but is clearly defined (minor in favour). 
SA: More than 3 times double positives than double negatives (significant in favour). 
Flood Risk: Site passes the sequential test. 
Strategic Advantages: None. 
Strategic Disadvantages: None 

Calverton Test 
The release of the wider parcel (P80) would result in high harm to the Green Belt. As explained above, the Green Belt Study identifies land to the south of Parcel 80 (P80a) which includes sites LHe4 and LHe5, as having moderate harm, 
if released. It is considered that the gap between Swanley Bar and Little Heath is too narrow to play a strong role in distinction in settlement character and that the contribution to Green Belt purpose is less on the western side than to the 
east where the gap is wider. Existing residential development already compromises countryside character in this gap. To create a well-defined boundary the other areas (including site LHe5, the washed over village of Swanley Bar and 
land between Little Heath and Swanley Bar) are proposed to be inset from the Green Belt. While the development of LHe4 would lead to encroachment into the countryside it is considered that this area is well contained by existing tree 
belts to the north and by Hawkshead Road to the south. If allocated in combination with LHe5 the site would be enclosed. The area of allocation could be reduced to ensure its northern boundary is aligned with the LHe1 site, thus 
minimising impact and ensuring the wider gap between settlements to the east is retained The Green Belt boundary would be slightly weaker than the existing, but with opportunities for strengthening through planting thus helping to 
minimise any impacts. 

Overall Conclusion 
The development of site LHe4 could come forward in the first five years of the plan period if allocated in combination with LHe5 to provide suitable access. It is considered that development of a reduced site area for LHe4 (in combination 
with a reduced site area for LHe5 – refer to template for LHe5) would result in moderate harm to the Green Belt. However, as the parcel is well contained and is located in an area already compromised by residential development it is 
considered that its release would have a limited effect on the integrity of the wider Green Belt. The site has a number of significant sustainable positives and on balance, the site’s benefits outweigh the adverse impacts on the purposes 
of the Green Belt. The Green Belt boundary may be slightly weaker than the existing but with some opportunities for this to be strengthened. The reduced site would measure 0.3ha @ 25dph = dwelling capacity of 8 and on balance is 
considered suitable for allocation 

Policy Implications 
Amend Green Belt boundaries as described above. 

 



Draft Local Plan 2016 site reference: N/A HELAA site reference: LHe5 

Settlement: Little Heath Housing & Employment Land Availability Assessment 

Site location: Videne 2019 Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Partial 
Achievable: 
Yes 
Estimated capacity: 
51 dwellings 
Impacts/constraints requiring mitigation: 

• Grade II Listed Building Osbourne House within 50m. Development could have implications on the 
setting. However if existing hedgerow is retained and reinforced, development should be possible 
without harm. 

• Onsite pond could have potential ecological significance. 
• Potential for traffic and commercial noise. The site could only be developed if appropriate mitigation 

measures can deliver a residential development with a healthy internal and external environment 
• Southern wooded boundary is a potential ecological constraint and it could be appropriate to consider 

biodiversity offsetting to mitigate impacts. 
Delivery timescales: 
1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel GB51) Existing: 
The existing green belt boundary 
comprises of the urban edge of the 
settlement of Little Heath (strong), 
although the Green Belt boundary 
currently cuts through a number of 
residential properties on the edge of the 
settlement. 
The washed over village of Swanley Bar 
represents the existing Green Belt. If 
Swanley Bar is inset from the Green Belt, 
the urban edge of the settlement would 
comprise the existing northern Green Belt 
boundary for the purpose of this 
assessment (strong). 
Proposed: 
The new boundary will comprise of 
established hedgerows (moderate) and 
property boundaries (moderate). 

2019 Update: 2019 Update: Advantages: 
Strategic Gap Significant positives (++/++?) Total: 7 Sequential Test result: None 
P51 makes a partial contribution to preventing neighbouring towns from merging 
and contributes to the strategic gap between Hatfield and Potters Bar. 

4.2: Reduction of greenhouse gas emissions from 
transport; and 

Pass - Site is within 
Flood Zone 1 

 
Disadvantages: 

Site not covered by GB Stage 2 Study 4.3: helping to avoid/reduce air pollution:  None 
GB3 (Site falls within Parcel): P80 
Contribution to Green Belt Purposes 

Site is within walking distance of Potters Bar Town 
Centre. It is within 400m of five bus stops. 

  

Partial contribution to preventing the merging of the neighbouring towns. 
Significant contribution to safeguarding the countryside from encroachment - 
land contains the characteristics of open countryside, comprising predominantly 
of arable and grassland fields. 

5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: 
Site could deliver affordable housing and accessible and 
adaptable dwellings. 

  

Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City) 

6.6: Provision of training, skills development and 
lifelong learning: 

  

Assessment of Potential Harm (relevant scenarios): 
Parcel 80a (Release of land between Little Heath and inset of Swanley Bar) – 
Moderate harm. The gap between Little Heath and Swanley Bar is too narrow to 
play a strong role in distinction in settlement character. Existing urbanising 
development compromises the countryside character of this gap. 

Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 1 

  

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

 Conclusion: 
The proposed new greenbelt boundaries 
consisting of hedgerows and property 
boundaries would be slightly weaker than 
the existing boundary along Hawkshead 
Road, but the role of the road in this 
respect is already diminished by existing 
inset development to the east which has 
breached it. 

4.5 Conserve and enhance the Borough’s character, 
sense of place and local distinctiveness, historic 
environment, heritage and cultural assets, and their 
settings: This site is within 50m of a Grade II Listed 
Building (Osborne House) and between 250m and 1km of 
seven Grade II Listed Buildings, one Grade II* 
Mitigation: SP1: Delivering Sustainable Development- 
heritage assets should be protected and enhanced. 
SADM 15: Heritage – proposals should sustain and 
enhance heritage assets and respect the character, 
appearance and setting of the asset in terms of design, 
scale, materials and impact on key views. 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour). 
GB3 Study (Purposes): The wider parcel makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate against). 
GB3 Study (Harm): Site falls within a moderate harm sub-parcel (P80a) (minor against) 
Green Belt boundary: New boundary would be slightly weaker than the existing boundary but would be clearly defined (moderate against). 
SA: Identifies more than three times as many double positives as double negatives (significant in favour). 
Flood Risk: Site passes the sequential test. 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test: 
The release of the wider parcel (P80) would result in high harm to the Green Belt. As explained above, the Green Belt Study identifies land to the south of P80 (P80a) which includes sites LHe4 and LHe5, as having moderate harm, if 
released. It is considered that the gap between Swanley Bar and Little Heath is too narrow to play a strong role in distinction in settlement character and that the contribution to Green Belt purpose is less on the western side than to the 
east where the gap is wider. Existing residential development already compromises countryside character in this gap. To create a well-defined boundary the other areas (including site LHe4, the washed over village of Swanley Bar and 
land between Little Heath and Swanley Bar) are proposed to be inset from the Green Belt While the development of LHe5 would lead to encroachment into the countryside it is considered that this area is well contained by existing tree 
belts to the north and by Hawkshead Road to the south. If allocated in combination with LHe4 the site would be enclosed. The area of allocation could be reduced to ensure its northern boundary is aligned with the LHe1 site, thus 
minimising impact and ensuring the wider gap between settlements to the east is retained. The Green Belt boundary would be slightly weaker than the existing, but with opportunities for strengthening through planting thus helping to 
minimise any impacts. 

Conclusion: 
The development of site LHe5 could come forward in the first five years of the plan period if allocated in combination with LHe4 to provide suitable access. It is considered that development of a reduced site area for LHe5 (in combination 
with a reduced site area for LHe4 – refer to template for LHe4) would result in moderate harm to the Green Belt. However, as the parcel is well contained and is located in an area already compromised by residential development it is 
considered that its release would have a limited effect on the integrity of the wider Green Belt. The site has a number of significant sustainable positives and on balance, the site’s benefits outweigh the adverse impacts on the purposes 
of the Green Belt. The Green Belt boundary may be slightly weaker than the existing but with some opportunities for this to be strengthened. The reduced site would measure 1.1ha @ 25dph = dwelling capacity of 28 and on balance is 
considered suitable for allocation 

Policy Implications 
Amend Green Belt boundaries as described above. 

 



 

Appendix A 

Site Selection Background Paper 2019 

 

Newgate Street 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: NS1 

Settlement: Newgate Street Housing & Employment Land Availability Assessment 

Site location: Land adjoining Tolmers Park, Carborne Hill 2019 HELAA Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
12 
Impacts/constraints requiring mitigation: 

• Mains foul/combined sewer through the centre of the site, potentially impacting upon layout. 
• Listed buildings within relatively close proximity of the site, (80 and 100 metres) to the north west 
• TPO trees also along the northern boundary also, necessitate a buffer strip of no development to 

mitigate the effects of the Listed Buildings and preventing damage to the trees. 
• Contaminated land assessment potentially required due to adjacent uses of land (agricultural buildings). 

Delivery timescales: 
1-5 years 
Site not considered in 2019 as settlement not inset from the Green Belt. As there is potential to inset Newgate 
Street to the Green Belt the site is assessed in 2019. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel 54: Existing: 
Existing boundary (P93 Inset) Moderate- 
combination of C road and property 
boundaries. 
Proposed: 
Moderate- Again, the new boundary will 
be a combination of C roads and property 
boundaries. This parcel is entirely 
enclosed between existing residential 
development and mature planting and 
with Previously Developed Land to the 
east of the existing tree belt 

2019 SA Update: 2019 Update: Advantages: 
Strategic Gap 
Significant contribution towards safeguarding the countryside and maintaining 
the existing settlement pattern between Brookmans Park and Cuffley. Overall 
the parcel contributes significantly towards 2 Green Belt purposes. 
GB2 (Site was not covered by GB2 study): 
GB3 (Site falls within Parcel 91): 
Contribution to Green Belt Purposes 

Significant positives (++/++?) Total: 4 
4.2 Significantly reduce greenhouse gas emissions from 
transport: Proximity to transport services 
This site is within 400m of bus stops on a route providing a six 
day a week service 
4.3 Avoid and reduce air pollution 
Proximity to transport services: 

Sequential Test 
result: 
Passes the 
Sequential Test. All 
of the site is in Flood 
Zone 1. Low surface 
water flood risk. 

None 
 
Disadvantages: 
None 

Significant for Safeguarding the Countryside from Encroachment. The land 
contains the characteristics of open countryside, being relatively uncontained 
and comprising arable fields. The parcel lacks urbanising development and is 
spatially open. 

This site is within 400m of bus stops on a route providing a six 
day a week service 
5.1 Provide the right amount, type and tenure of housing to 
meet identified local needs x2 

  

Assessment of Potential Harm (relevant scenarios): Affordable housing   
Parcel 91 (all of parcel) – High: The parcel is open and rural, and its release 
would lead to significant encroachment on the countryside. As the parcel slopes 
down from the settlement edge of Newgate Street to the southeast, release of 
the whole parcel would affect the integrity of the wider Green Belt and have an 
urbanising influence on the surrounding countryside. 

Assumed to provide 35% affordable housing 
Dwellings for older people 
Assumed to provide 20% standards for accessible and 
adaptable dwellings 

  

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

However, the site in question (NS1) forms a small sub-parcel within the wider 
parcel considered in the Green Belt Study (P91) that is entirely enclosed 
between existing residential development and a mature tree belt. On this basis, 
it is considered that reference is also useful to the parcel in the Green Belt 
Study (P93) that considers the existing settlement of Newgate Street and 
concludes in-setting this settlement would lead to moderate harm. 

 Significant negatives (– –/ (– –?) Total: 2 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness 
Landscape character: 
The site is assessed as being within a high landscape sensitivity 
area. 
Mitigation: 
Proposals should relate well to their surroundings, local 
distinctiveness, wider townscape and landscape. 
4.6 Protect and enhance biodiversity and geodiversity, 
taking into account the impacts of climate change 
The site is within 250m of Old Manor Cottage Area, Newgate 
Street LWS, between 250m and 500m of Tolmers Park LWS 
and is within 500m and 1,000m from Northaw Great Wood SSSI 
an Wood N.of Postern Gate LWS 
Mitigation 
Appropriate protection, enhancement and management of 
ecological assets. Conserve and enhance the borough's natural 
and historic landscape. 

  

Summary: 
HELAA: Deliverable in 1-5 years (significant in favour). 
GB3 Study (Purposes): The wider parcel of land makes a significant contribution to one national purpose (P3) (moderate against) 
GB3 Study (Harm): The parcel as a whole is designated as High harm (Significant against). However given the small size of the site and its enclosed nature, reference is also made to parcel (93) for Newgate Street (moderate)(minor 
against) 
Green Belt boundary: The Green Belt boundary would be similar in strength to the existing boundary - (moderate in favour) 
SA: Site has twice as many significant positives to significant negatives (moderate in favour) 
Flood Risk: Passes the Sequential Test 
Landscape Assessment: moderate – high (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of the parcel P91 would result in high harm to the Green Belt. However, the site itself is a very small sub-parcel within the larger parcel and is entirely enclosed. Therefore any impact on the wider Green Belt is 
considered to be limited. On this basis, the site is adjacent to the parcel assessed in the Green Belt Study for the existing settlement as being moderate. The Green Belt boundary would be of similar strength to the existing given the site 
is lined by a mature tree belt. There would therefore be limited opportunity to minimise the impact any further. 

Overall Conclusion 
The wider parcel would lead to high harm if released, but this site is a very small sub-parcel that is entirely enclosed. Therefore consideration should be given to the fact that this is a small area in the north west corner of the parcel, 
adjacent to the proposed inset boundary (moderate harm) and screened to a large extent by existing landscaping, building and a mature tree belt, and therefore likely to lead to limited impact. However, the settlement is classified as one 
of the lesser sustainable settlements within the Settlement Hierarchy and also falls within a moderate-high parcel in the landscape sensitivity assessment. It is unclear if exceptional circumstances exist to justify a very small level of 
development that would result in it being necessary to inset the settlement as a whole from the Green Belt. On balance, the site is not considered suitable for allocation. 

Policy Implications 
If this site were to come forward, the green belt boundary would need to be amended. The site is also in the north western corner of the suggested gap between Newgate Street and Cuffley. This is due mainly to the fact that there is only 
around 700m between the two settlements at their closest point. However, this site is almost entirely screened by development and mature planting thus minimising any encroachment. 

 



Draft Local Plan 2016 site reference: N/A HELAA site reference: NS3a 

Settlement: Newgate Street Housing & Employment Land Availability Assessment 

Site location: Tolmers Park Farm 2019 HELAA Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
PDL 
Achievable: 
Yes 
Estimated capacity: 
29 dwellings 
Impacts/constraints requiring mitigation: 
• Potential for contamination across this site due to present/previous agricultural use therefore a 

contamination investigation will be required 
• Priority habitat woodland in eastern part of the site and adjacent to Local Wildlife Site and potential for 

roosting bats and birds to east of the site. Therefore, ecological appraisal required to assess these 
elements 

• There are also SSSI’s within close proximity that will need to be taken into account. 
• Grade II Listed Tolmers Park and Coach and Horses Public House both within 50m of the edge of the 

site. 
Delivery timescales: 
1-5 years 
Site not considered in 2019 as settlement not inset from the Green Belt. As there is potential to inset Newgate 
Street to the Green Belt the site is assessed in 2019. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 54): Existing: 
Moderate strength boundary- minor C 
road to the north and north east. No other 
boundaries would border the proposed 
inset. 
Proposed: 
Moderate/Weak Combination of property 
boundaries, field boundaries and minor 
road. There are however, areas to the 
south west or south east of the site where 
there are no discernible boundaries at 
present. 
Sites NS3b and NS3c are bounded by 
existing mature planting therefore forming 
a stronger boundary. 

2019 Update: 2019 Update: Advantages: 
Strategic Gap Significant positives (++/++?) Total: 5 Sequential Test result: None 
Significant contribution towards safeguarding the countryside and maintaining 
the existing settlement pattern between Brookmans Park and Cuffley. Overall, 
the parcel contributes significantly towards 2 of the 5 Green Belt purposes. 
GB2: 

4.2 Significantly reduce greenhouse gas emissions 
from transport 
Site within 400m of six bus stops 
4.3 Avoid and reduce air pollution 

Passes the Sequential 
Test- site in Flood Zone 
1 

 
Disadvantages: 
None 

Site was not covered by GB2 Study. Site within 400m of six bus stops   
GB3 (Site falls within Parcel 91: 
Contribution to Green Belt Purposes 

5.1 Provide the right amount, type and tenure of 
housing to meet identified local needs (x2) 

  

For the wider parcel: significant for P3- Safeguarding the Countryside from 
encroachment. The land contains the characteristics of open countryside, being 
relatively uncontained and comprising arable fields. The wider parcel lacks 
urbanising development and is spatially open. 
Assessment of Potential Harm (relevant scenarios): 
Parcel 91 (all of parcel) – High: The parcel is open and rural, and its release 
would lead to significant encroachment on the countryside. As the parcel slopes 

Affordable housing: 
Assumed 35% would be affordable accommodation 
5.1 Dwellings for older people: 
20% of dwellings to meet standards for ‘accessible and 
adaptable dwellings’ 
6.6 Provide access to training, skills development 
and lifelong learning to meet identified needs 

  

 



Housing & Employment Land Availability Assessment Green Belt Study Review (Parts 1, 
2 and 3) Green Belt Boundary Appraisal Sustainability 

Appraisal 
Flood Risk 

Sequential Test 

Parcel 91 (all of parcel) – High: The parcel is open and rural, and its release 
would lead to significant encroachment on the countryside. As the parcel slopes 
down from the settlement edge of Newgate Street to the southeast, release of 
the whole parcel would affect the integrity of the wider Green Belt and have an 
urbanising influence on the surrounding countryside. 
However, the site in question (NS3a) forms a small sub-parcel within the wider 
parcel considered in the Green Belt Study (P91) that is PDL and largely 
enclosed, especially if combined with sites NS3b and NS3c that are partly 
bounded by existing residential development and mature planting. On this basis, 
it is considered that reference is also useful to the parcel in the Green Belt 
Study (P93) that considers the existing settlement of Newgate Street and 
concludes in-setting this settlement would lead to moderate harm. 

 This site is within straight line walking distance of local 
education facilities 
Significant negatives (– –/ (– –?) Total: 2 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness 
Landscape character: 
Highly sensitive so could be a significant negative effect 
Mitigation: 
Proposals should relate well to their surroundings, local 
distinctiveness, wider townscape and landscape 
4.6 Protect and enhance biodiversity and 
geodiversity, taking into account the impacts of 
climate change 
Site partially within Old Manor Cottage LWS. 
Mitigation: 
Appropriate protection, enhancement and management of 
ecological assets 
Conserve and enhance the borough’s natural and historic 
landscape. 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour). 
GB3 Study (Purposes): This area contributes significantly to Purpose 3 (moderate against). 
GB3 Study (Harm): Only the whole parcel has been considered in this location which is High Harm. (Significant against) However given the small size of the site and its enclosed nature, reference is also made to parcel (93) for Newgate 
Street (moderate) (minor against). 
Green Belt boundary: The Green Belt boundary will be slightly weaker as there is no discernible boundary to the south/south west, although if combined with NS3b and NS3c that are bounded by mature planting, would be similar to 
existing (minor against). 
SA: There are twice as many significant positives than significant negatives (4: 2) (moderate in favour). 
Flood Risk: Passes the Sequential Test 
Landscape Assessment: moderate – high (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of Parcel 91 would result in High harm to the Green Belt. However, the site in question is a small sub-parcel within P91 and is largely enclosed and consists of hard standings with agricultural buildings of various sizes. 
Whilst these may not be considered ‘permanent’ structures, there is an existing visual and physical lack of openness. New residential use is likely to be less visually prominent than the existing, and this could be further mitigated by 
considering the site in combination with NS3b and NS3c which are largely bounded by mature planting thus minimising any impacts. 

Overall Conclusion 
Whilst development coming forward on the P91 parcel as a whole would lead to high harm, the site in question is largely enclosed and consists of some existing built development. If the site was combined with NS3b and NS3c that are 
partly bounded by mature planting, the boundary would be of similar strength to the existing. However, the settlement is classified as one of the lesser sustainable settlements within the Settlement Hierarchy and also falls within a 
moderate-high parcel in the landscape sensitivity assessment. It is unclear if exceptional circumstances exist to justify a very small level of development that would result in it being necessary to inset the settlement as a whole from the 
Green Belt. On balance, the site is not considered suitable for allocation. 

Policy Implications 
If this site were to come forward, the green belt boundary would need to be amended. The site is also in the north western corner of the suggested gap between Newgate Street and Cuffley. This is due mainly to the fact that there is only 
around 700m between the two settlements at their closest point. However, this site is largely enclosed by development and mature planting thus minimising any encroachment. 



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: NS3b 

Settlement: Newgate Street Housing & Employment Land Availability Assessment 

Site location: Tolmers Park Farm 2019 HELAA Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL part Greenfield 
Achievable: 
Achievable 
Estimated capacity: 
50 dwellings 
Impacts/constraints requiring mitigation: 

• Potential for contamination across this site due to present/previous agricultural use therefore a 
contamination investigation will be required 

• Priority habitat woodland in eastern part of the site and adjacent to Local Wildlife Site and potential for 
roosting bats and birds to east of the site. Therefore, ecological appraisal required to assess these 
elements 

• There are also SSSI’s within close proximity that will need to be taken into account. 
• Grade II Listed Tolmers Park and Coach and Horses Public House both within 50m of the edge of the 

site. 
Delivery timescales: 
1-5 years 
Site not considered in 2019 as settlement not inset from the Green Belt. As there is potential to inset Newgate 
Street to the Green Belt the site is assessed in 2019. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel 54): Existing: 2019 Update: 2019 Update: Advantages: 
Strategic Gap 
Significant contribution towards safeguarding the countryside and maintaining 
the existing settlement pattern between Brookmans Park and Cuffley. Overall 
the parcel contributes significantly towards 2 of the 5 Green Belt purposes. 
GB2: 
Site was not covered by GB2 Study. 

Inset P93- Moderate- combination of 
minor road and property boundary 
Proposed: 
Moderate- Combination of minor road 
and property/field boundaries and 
existing mature planting 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas emissions 
from transport? 
Proximity of transport services. Site within 400m of six bus 
stops on routes providing a six day a week service. 
4.3 Avoid and reduce air pollution 

Sequential Test 
result: 
Site passes the 
Sequential Test - in 
Flood Zone 1 

None 
 
Disadvantages: 
None 

GB3 (Site falls within Parcel 91): 
The land is partly open, comprising some existing development, open paddocks 
and mature planting. 
Contribution to Green Belt Purposes 

 Proximity of transport services. Site within 400m of six bus 
stops on routes providing a six day a week service. 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness 

  

For the wider parcel: contributes to P3- Safeguarding the countryside from 
encroachment- The land contains the characteristics of open countryside, 
being relatively uncontained and comprising arable fields. The wider parcel 
lacks urbanising development and is spatially open. 

 This site is on mostly previously developed land; therefore a 
significant positive effect is expected although this is 
uncertain until the detailed design of the site is known. 

  



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary 

Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Assessment of Potential Harm (relevant scenarios): 
Parcel 91(all of parcel) – 
The parcel is open and rural, and its release would lead to significant 
encroachment on the countryside. As the parcel slopes down from the 
settlement edge of Newgate Street to the southeast, release of the whole 
parcel would affect the integrity of the wider 
Green Belt and have an urbanising influence on the surrounding countryside. 
However, the site in question (NS3b) forms a small sub-parcel within the wider 
parcel considered in the Green Belt Study (P91) that is partly PDL and 
enclosed, especially if combined with sites NS3a and NS3c that are partly 
bounded by existing residential development and mature planting. On this 
basis, it is considered that reference is also useful to the parcel in the Green 
Belt Study (P93) that considers the existing settlement of Newgate Street and 
concludes in-setting this settlement would lead to moderate harm. 

 5.1 Provide the right amount, type and tenure of housing to 
meet identified local needs (x2) 
Affordable Housing-Site can accommodate 35% affordable 
dwellings 
Dwellings for older people: - 20% of dwellings to meet standards 
for ‘accessible and adaptable dwellings’ 
6.6 Provide access to training, skills development and lifelong 
learning to meet identified needs 
Site is within straight line walking distance of local education 
facilities 
Significant negatives (– –/ (– –?) Total: 2 
4.4 Protect and enhance open space and landscape character, 
retaining local distinctiveness 
Landscape Character: Majority of the site has high landscape 
sensitivity 
Mitigation: 
Proposals should relate well to their surroundings, local 
distinctiveness, wider townscape and landscape 
4.6 Protect and enhance biodiversity and geodiversity, taking 
into account the impacts of climate change 
Site partially within Old Manor Cottage Local Wildlife Site 
Mitigation: 
Appropriate protection enhancement and management of ecological 
assets 
Conserve and enhance the borough’s natural and historic 
landscape. 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour). 
GB3 Study (Purposes): Contributes significantly to P3 (moderate against). 
GB3 Study (Harm): Only the whole parcel has been considered in this location which is High Harm. (significant against) However given the small size of the site and its relatively enclosed nature, reference is also made to parcel (93) 
for Newgate Street (moderate) (minor against). 
Green Belt boundary: The amended Green Belt boundary would be a similar moderate strength to existing and is clearly defined (moderate in favour). 
SA: More than twice as many significant positives and negatives (5:2) (moderate in favour). 

Flood Risk: Passes the Sequential Test 
Landscape Assessment: moderate – high (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of Parcel 91 would result in High harm to the Green Belt. However, the site in question is a small sub-parcel within P91 and is largely enclosed and consists of some buildings, open paddocks and mature planting. Any 
impact could be further mitigated by considering the site in combination with NS3a and NS3c which are largely bounded by mature planting thus minimising any impacts. 

 



Overall Conclusion 
Whilst development coming forward on the P91 parcel as a whole would lead to high harm, the site in question is largely enclosed and consists of some existing built development and mature planting. If the site was combined with NS3a 
and NS3c that are partly bounded by mature planting, the boundary would be of similar strength to the existing. However, the settlement is classified as one of the lesser sustainable settlements within the Settlement Hierarchy and also 
falls within a moderate-high parcel in the landscape sensitivity assessment. It is unclear if exceptional circumstances exist to justify a very small level of development that would result in it being necessary to inset the settlement as a 
whole from the Green Belt. On balance, the site is not considered suitable for allocation. 

Policy Implications 
If this site were to come forward, the green belt boundary would need to be amended. The site is also in the north western corner of the suggested gap between Newgate Street and Cuffley. This is due mainly to the fact that there is only 
around 700m between the two settlements at their closest point. However, this site is largely enclosed by development and mature planting thus minimising any encroachment. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: NS3c 

Settlement: Newgate Street Housing & Employment Land Availability Assessment 

Site location: Tolmers Park Farm 2019 Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL Part Greenfield 
Achievable: 
Yes 
Estimated capacity: 
69 dwellings 
Impacts/constraints requiring mitigation: 
• Potential for contamination across this site due to present/previous agricultural use therefore a 

contamination investigation will be required 
• Priority habitat woodland in eastern part of the site and adjacent to Local Wildlife Site and potential for 

roosting bats and birds to east of the site. Therefore, ecological appraisal required to assess these 
elements 

• There are also SSSI’s within close proximity that will need to be taken into account. 
• Grade II Listed Tolmers Park and Coach and Horses Public House both within 50m of the edge of the 

site. 
Delivery timescales: 
1-5 years 
Site not considered in 2019 as settlement not inset from the Green Belt. As there is potential to inset Newgate 
Street to the Green Belt the site is assessed in 2019. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel 54): Existing: 
Moderate- Inset P93:Combination of a 
minor road and property boundaries 
Proposed: 
Moderate: Combination of minor road, 
property boundaries and field boundaries- 
, including existing mature planting which 
form a stronger boundary. 

2019 Update: 2019 Update: Advantages: 
Strategic Gap 
Significant contribution towards safeguarding the countryside and maintaining 
the existing settlement pattern between Brookmans Park and Cuffley. Overall 
the parcel contributes significantly towards 2 of the 5 Green Belt purposes. 
GB2: 

Significant positives (++/++?) Total: 5 
4.2 Significantly reduce greenhouse gas emissions from 
transport? 
Proximity of transport services. Site within 400m of six bus 
stops on routes providing a six day a week service. 

Sequential Test 
result: 
Passes Sequential 
Test- Site entirely 
within Flood Zone 1. 

None 
 
Disadvantages: 
None 

Not covered by GB2 study’. 4.3 Avoid and reduce air pollution   

GB3 (Site falls within Parcel 91) 
Contribution to Green Belt Purposes 

Proximity of transport services. Site within 400m of six bus 
stops on routes providing a six day a week service. 

  

For the wider parcel: contributes to P3- Safeguarding the countryside from 
encroachment- The land contains the characteristics of open countryside, being 
relatively uncontained and comprising arable fields. The wider parcel lacks 
urbanising development and is spatially open. 

5.1 Provide the right amount, type and tenure of housing 
to meet identified local needs (x2) 
Affordable Housing-Site can accommodate 35% affordable 
dwellings 

  

Assessment of Potential Harm (relevant scenarios): Dwellings for older people: 20% of dwellings to meet   
 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

Parcel 91 (all of parcel). The parcel is open and rural, and its release would lead 
to significant encroachment on the countryside. As the parcel slopes down from 
the settlement edge of Newgate Street to the southeast, release of the whole 
parcel would affect the integrity of the wider Green Belt and have an urbanising 
influence on the surrounding countryside. However, the site in question (NS3c) 
forms a small sub-parcel within the wider parcel considered in the Green Belt 
Study (P91) that is largely enclosed, especially if combined with sites NS3a and 
NS3b that are partly bounded by existing residential development and mature 
planting. On this basis, it is considered that reference is also useful to the parcel 
in the Green Belt Study (P93) that considers the existing settlement of Newgate 
Street and concludes in-setting this settlement would lead to moderate harm. 

 standards for ‘accessible and adaptable dwellings’ 
6.6 Provide access to training, skills development and 
lifelong learning to meet identified needs 
Significant negatives (– –/ (– –?) Total: 2 
4.4 Protect and enhance open space and landscape 
character, retaining local distinctiveness 
Landscape Character: Majority of the site has high 
landscape sensitivity 
Mitigation: 
Proposals should relate well to their surroundings, local 
distinctiveness, wider townscape and landscape 
4.6 Protect and enhance biodiversity and geodiversity, 
taking into account the impacts of climate change 
Site partially within Old Manor Cottage Local Wildlife Site 
Mitigation: 
Appropriate protection enhancement and management of 
ecological assets 
Conserve and enhance the borough’s natural and historic 
landscape. 

  

Summary: 
HELAA: 1-5 years (significant in favour). 
GB3 Study (Purposes): Contributes significantly to 1 purpose (P3) (moderate against). 
GB3 Study (Harm): Only the whole parcel has been considered in this location which is High Harm (significant against). However given the small size of the site and its enclosed nature, reference is also made to parcel (93) for 
Newgate Street (moderate) (minor against). 
Green Belt boundary: The Green Belt boundary would be no weaker than the previously predominantly moderate boundary (moderate in favour). 
SA: More than twice as many significant positives and negatives (5:2) (moderate in favour). 
Flood Risk: Passes the Sequential Test 
Landscape Assessment: moderate – high (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of all of Parcel 91 would result in High harm to the Green Belt. However, the site in question is a small sub-parcel within P91 and is largely enclosed with mature planting. Any impact could be further mitigated by considering 
the site in combination with NS3a and NS3c which are largely bounded by mature planting thus minimising any impacts. 

Overall Conclusion 
Whilst development coming forward on the P91 parcel as a whole would lead to high harm, the site in question is largely enclosed. If the site was combined with NS3a and NS3b that are largely bounded by mature planting, the boundary 
would be of similar strength to the existing. However, the settlement is classified as one of the lesser sustainable settlements within the Settlement Hierarchy and also falls within a moderate-high parcel in the landscape sensitivity 
assessment. It is unclear if exceptional circumstances exist to justify a very small level of development that would result in it being necessary to inset the settlement as a whole from the Green Belt. On balance, the site is not 
considered suitable for allocation. 

Policy Implications 
If this site were to come forward, the green belt boundary would need to be amended. The site is also in the north western corner of the suggested gap between Newgate Street and Cuffley. This is due mainly to the fact that there is only 
around 700m between the two settlements at their closest point. However this site is largely enclosed by development and mature planting thus minimising any encroachment. 
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Site Selection Background Paper 2019 

 
 
 
 

Cuffley 
 

For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection Process and are large enough 
to be allocated (10 or more in towns, 5 or more in villages) have been considered. 



Draft Local Plan 2016 site reference: HS27 HELAA site reference: Cuf1 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Land at Meadway Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
30 dwellings 
Impacts/constraints requiring mitigation: 
• Buffer required to Cuffley Brook & ecosite and the railway line. 
• Noise from the railway line 
• Proximity to Wildlife site 
• Proximity to Northaw Great Wood SSSI and Wormley-Hoddesdon Park South SSSI 
• Highway access restricts number of dwellings to 30. 
• Waste water upgrades 
• Potential contamination issues on the eastern parts (former quarry use) may need investigation at 

application stage. 
Delivery timescales: 
6-10 years 
HELAA 2019 Update: 
• Electricity poles run across site that may affect site layout and master-planning to take account of 

easements 
• HCC Highways: Higher dwelling capacity may be possible, as the width of Meadway could be rationalised 

along its width, controls could limit on street parking along it. The Medway/ Station Rd junction impact 
needs consideration at application stage. 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 54): Existing 
Mainly property boundaries (Moderate) 
Proposed: 
Established tree belt along western 
boundary (moderate) 
Cuffley Brook and established tree belt 
along north-eastern boundary (moderate) 
Established hedgerow with some gaps 
along southern boundary (moderate) to 
where the site joins with existing 
residential development at the head of 
The Medway. 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions from 
transport (x 2); and 
4.3 : helping to avoid/reduce air pollution (x 2): 
Site is within walking distance of an Employment Area. 
It is within 400m of seven bus stops and 1400m of 
Cuffley Railway Station. 
5.1: Provision of the right amount, type and tenure 
of housing to meet identified local needs (x 2): 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 

Sequential Test result: 
Pass – 99.9% of the site 
falls within Flood Zone 1, 
with the remainder within 
Flood Zones 2 and 3a/b. 
A sequential approach to 
layout that restricts 
development to Flood 
Zone 1 within the site is 
feasible. Therefore, the 
site passes 

Advantages: 
Strategic Gap None 
This parcel is not located within a strategic gap between two 1st tier settlements  

GB2 (Cuf1): Disadvantages: 
Contribution to National Purposes: None 
Significant for safeguarding the countryside from encroachment  

Partial in preventing neighbouring towns from merging – contributes to the gap 
between Potters Bar and the built up area of Broxbourne. It would not result in a 
marked reduction in the physical separation or visual perception of the gap 

 

Partial for checking the unrestricted sprawl of large built up areas of London, 
Luton, Dunstabe and Stevanage 

 

Physical and visual openness:  

High Physical openness  



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Mixed Visual openness views often limited by roadside vegetation and tree 
belts 
GB3 (Site falls within Parcel P89): 
Contribution to Green Belt Purposes 
Partial contribution for preventing neighbouring towns from merging. 
Contributes to the gap between Chesthunt and Potters Bar. Intervening 
settlements of Goffs Oak, Northaw, and Cuffley limit the perception of 
separation of the towns. 
Significant for safeguarding the countryside from encroachment. 
Limited/no contribution for preserving the setting and special character of 
historic towns (Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 89 (all of parcel, including Cuf1) – Moderate-High 
Parcel/site would result in the encroachment of the countryside in an area that 
is currently free from development. May result in extending urban edge 
towards Goffs Oak and reducing gap between settlements. 
Parcel 89a (Site HS27- Cuf1) – Moderate 
Release would result in the encroachment of the countryside that is currently 
free of development, but it would not extend the boundary of Cuffley further 
east towards Goffs Oak than the existing settlement edge. There is currently 
no clearly defined eastern boundary as it is an open arable field, but a new 
boundary could be created extending the existing urban edge to the south of 
the site and forming a consistent boundary. 

Conclusion: 
The proposed new Green Belt boundary 
formed by the site would be similar in 
strength to the existing boundary and could 
form clearly defined and defensible 
boundaries. 
However, the site boundary would mean 
taking more land out of the Green Belt than 
is absolutely necessary to accommodate 
around 30 dwellings. Allocating the whole 
site would also result in development 
projecting beyond the eastern edge of the 
existing settlement boundary as generally 
defined by rear garden boundaries of 
properties in The Meadway and narrowing 
a fragile gap of less than 1km between 
Cuffley and Goffs Oak. Accordingly, whilst 
north-south physical features at this point 
within the site are absent, in the interests of 
limiting encroachment eastwards, the 
boundary should be drawn north-south 
from the existing settlement edge. To 
create a logical boundary, a minor 
adjustment would be required to the west 
of the site, joining up with the existing 
Green belt boundary in Thrush Lane. 

Site is within walking distance of education 
establishments. 
Significant negatives (– –/(– –?) Total: 1 
4.6: Protection/enhancement of biodiversity and 
geodiversity (--?): 
Site is within 250m of a Local Wildlife Site. 
Mitigation: 
Development of site should conform to Local Plan 
policies related to the protection/enhancement of 
biodiversity and good design. 
2019 Update: 
No change 

Sequential Test and the 
Exception Test does not 
need to be applied at this 
stage. 
2019 Update: 
No change 

 

Summary: 
HELAA: Deliverable within 0-10 years (moderate in favour). 
GB3 Study (Purposes): The wider parcel covers all of the Site Cuf1 area, plus additional area to the east. This makes a significant contribution to one national purpose, partial contribution to one national purpose and limited/no 
contribution against one national purpose (moderate against). 
GB3 Study (Harm): The release of sub parcel P89a (P89a) is likely to result in moderate harm to the Green Belt, as it will result in the encroachment of the countryside in an area that is currently free of development. However, the 
proposed new eastern boundary will not extend further east than the existing settlement boundary, a new Green Belt boundary could be created that is consistent with the existing boundary to the south of the site and with the gap 
between settlements not significantly eroded. (Minor Against). 
Green Belt boundary: The proposed new Green Belt boundary as formed by the extent of the site would be similar in strength to the existing boundaries and would be clearly defined and defensible. (Moderate in favour). Allocating the 
whole site would however result in development encroaching eastwards beyond the eastern edge of the existing urban boundary, reducing the existing fragile gap between Cuffley and Goffs Oak as described above, if this site is 
allocated, the new Green Belt boundary should be drawn north-south from the existing settlement edge across the site. As this would then have no impact on the fragile gap, although this alternative north-south boundary would not be 
defined by existing physical features on the ground and would need to be defined by post development features (Minor against) 
SA: Identifies 8 positives and 1 negative, i.e. more than three times more double positives than double negatives (Significant in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: low – moderate (moderate in favour). 
Strategic Advantages: None 
Strategic Disadvantages: None 



Calverton Test 
The release of sub parcel P89a is likely to result in moderate harm to the Green Belt due to the encroachment of the countryside in an area that is currently open and free of development. However, any Green Belt impacts can be 
ameliorated/reduced to the lowest reasonably practical extent as the new Green Belt boundary (drawn north to south) will not extend further east than the existing boundary, and can be designed to form a boundary of comparable quality 
to the existing boundary 

Overall Conclusion 
The scale of development on this site is restricted to 30 dwellings due to highway issues. The site area should also be reduced to ensure a new Green Belt boundary to the east of the proposed site would be clearly defined, and be 
comparable to the existing boundary to the south of the site. The extent of the site’s eastern boundary would be comparable to the existing boundary and could be developed using clear physical features such as tree/landscape planting 
This approach would ensure any impact to the Green Belt is minimised both in terms of the encroachment of the countryside and protecting the gap between Cuffley and Goff’s Oak. 
Cuffley is a sustainable location and the site benefits from good access to public transport, including a railway station, employment and school. On balance, the site’s benefits are considered to outweigh any harm to the Green Belt, with 
any harm capable of being limited and with a new boundary comparable to the existing edge of settlement. Providing the new Green Belt boundary to the East is drawn so as to not permit development any further east of the existing 
urban edge of the settlement, the site is considered suitable for allocation. 

Policy Implications 
If the site is allocated for housing - the Green Belt boundary will need to be amended and ensure appropriate consideration is afforded to any Green Gap policy requirements. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Cuf5 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Land at Northaw Road East Green Belt: 
Green Belt. 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
440 dwellings 
Impacts/constraints requiring mitigation: 
• Nature conservation – presence of protected species and their habitats. 
• Proximity to Northaw Great Wood and Wormley-Hoddesden Park South SSSI 
• Adjacent to an ecosite, so there may be potential for habitat creation and wildlife corridors as part of any 

development. 
• Proximity of two AAS 
• Steeply sloping topography 
• Flood risk – sequential approach to layout and surface water management. 
• Waste water upgrades 
Delivery timescales: 
1-10 years 
HELAA 2019 Update: 
Estimated capacity: 412 (dwellings only) 376 dwellings plus primary school 
• Highway concerns – the impact of additional traffic needs to be considered at the Junction of the B156 and 

Cattlegate & mitigation measures to address over-capacity junction 
• Archaeological assessment should be included with development proposals for the site 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 52): 
Strategic Gap 
Parcel 52 is not located within the strategic gap between two 1st tier settlements. 
GB2 (Cuf5): 
Contribution to National Purposes: 
Significant for safeguarding the countryside from encroachment. 
Partial for checking unrestricted sprawl of large built-up areas of London. 
Physical and visual openness: 
High Physical and Visual openness 
Forms a prominent landform in the landscape. 
Views of central London from the top of the site. 

Existing: 
Moderate– existing green belt boundary 
adjoins the settlement edge of Cuffley, 
comprising of the boundaries of 
residential properties. 
Proposed: 
Western boundary comprises of 
Hempshill Brook and hedgerow, private 
access road and RoW. (Moderate) 
Southern boundary is mixed. B156 in part 
(strong) and field boundary with limited 
trees (Weak) 

Significant positives (++) Total: 7 
4.2 : Reduction of greenhouse gas emissions from 
transport (x 2); and 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of an Employment Area. It 
is within 400m of ten bus stops and 1400m of Cuffley 
Railway Station. 

Pass – 96% of the site 
falls within Flood Zone 1, 
with the remainder within 
Flood Zones 2 and 3a/b. 
A sequential approach to 
layout that restricts 
development to Flood 
Zone 1 within the site is 
feasible. Therefore, the 
site passes the 
Sequential Test and the 
Exception Test does not 

Advantages: 
Provides an opportunity 
to deliver a new primary 
school (although would 
need to be considered 
on the basis of overall 
growth and primary 
school capacity for 
Cuffley and in Goffs 
Oak). 
Possibility of GP surgery 
(subject to viability) 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB3 (Site falls within Parcel P87): 
Contribution to Green Belt Purposes 
The parcel makes a partial contribution to preventing the merging of 
neighbouring towns. It lies between the settlements of Cheshunt to the east and 
Potters Bar to the south west. 
Makes a significant contribution to safeguarding the countryside from 
encroachment. The land contains the characteristics of open countryside, being 
predominantly uncontained and comprising of arable fields. The land is open, 
containing no urbanising development, and slopes down from a ridge at the 
urban edge, marking a strong distinction between settlement and countryside. 
Limited or no contribution to preserving the setting of historic towns as the land 
forms little or no part of the setting of Welwyn Garden City and does not 
contribute to its special character. 
Assessment of Potential Harm (relevant scenarios): 
Parcel P87 - release of the parcel as a whole or in part including sites Cuf4, 
Cuf5, Cuf7, Cuf10 and Cuf12 would result in high harm. The parcel is open and 
rural in character and strongly distinct from Cuffley which slopes down 
eastwards from the parcel edge. 
Its release would reduce the perceived separation between the 1st tier 
settlements of Cheshunt to the east and Potters Bar to the southwest as well as 
the perceived separation between Cuffley and Potters Bar. 
A new Green Belt boundary within or bordering the parcel would be weaker than 
the current ridge crest inset boundary. 

Northern boundary – established tree belt 
– (Moderate)– 
Conclusion: 
A new Green Belt boundary within or 
bordering the parcel would be weaker 
than the current ridge crest inset 
boundary. 
The irregular shape of the site would 
protrude out into open countryside and 
make it difficult to retain land to the north 
(Cuf4) within the Green Belt within the 
context of forming logical boundaries. 

5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 
Site could deliver affordable housing and make provision 
for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –) Total: 3 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness 
(x2): Site has high landscape sensitivity. The WHBC 
Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern 
Mitigation: Development of site should conform to Local 
Plan policies related to the protection of open spaces. 
The scale, layout and design of development should seek 
to reduce significant effects on landscape character and 
local distinctiveness. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of a Local Wildlife Site. 
Mitigation: Development of site should conform to Local 
Plan policies related to the protection/enhancement of 
biodiversity and good design. 
 
2019 Update: 
Significant negatives (– –) Total: 2 
SA Objective 4.4 Retaining Local Distinctiveness has 
changed from significant negative (--) to minor negative (- 
). 

 
need to be applied at 
this stage.Surface water 
flow route runs east-west 
across part of the site. A 
sequential approach to 
layout and the use of 
sustainable drainage 
systems (SuDS) could 
be used to suitably 
manage surface water 
flood risk to, within and 
from the site. 

2019 Update: 

No change 

Disadvantages: 
None 



Summary: 
HELAA: The site could come forward within 10 years of the plan period (moderate in favour). 
GB3 Study (Purposes): Parcel makes a significant contribution to one national Green Belt purpose (moderate against) The site has high levels of physical and visual openness and due to its steep and prominent topography; parts of 
the site are highly visible within the wider landscape. The site is located within a parcel which makes a significant contribution towards checking unrestricted sprawl of large built up areas of London. It also forms a group with other sites, 
which cumulatively if developed would have a greater impact on the strategic gap between Potters Bar and Cheshunt. This site, along with others in this strategic parcel, has made a valuable contribution in checking urban sprawl. If the 
whole site were allocated, it would partially weaken the role of the site within the strategic parcel, reducing the visual perception of settlement separation and leaving other land to the north (Cuf4) more vulnerable to development. 
The site makes a significant contribution to one national green belt purpose and a partial contribution to another (moderate against) 
GB3 Study (Harm): The release of the parcel either in whole or in part would result in high harm (significant against) 
Green Belt boundary: A new green belt boundary within or bordering the parcel would be weaker than the current ridge crest inset boundary (moderate against). 
SA: More than two times more double positives than double negatives (moderate in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: moderate - high (moderate against). 
Strategic Advantages: Possible primary school/GP surgery provision (subject to availability) (moderate in favour) 
Strategic Disadvantages: None 

Calverton Test 
The release of the parcel, either in whole or in part would result in high harm. The parcel is open and rural in character and strongly distinct from Cuffley which slopes down eastwards from the parcel edge. The parcel makes a significant 
contribution to protecting the countryside from encroachment. The creation of a new green belt boundary within or bordering the parcel would be weaker than the current ridge crest inset boundary. It is not possible to reduce or mitigate 
the harm that would result from releasing the entire site from the green belt. 

Overall Conclusion 
The parcel is open and rural in character and strongly distinct from Cuffley which slopes down eastwards from the parcel edge and the impact of releasing of this site in whole or in part would be high. The site falls within a moderate – 
high landscape sensitivity classification. If the site were allocated, it would weaken the role of the site within the strategic parcel, reducing the visual perception of settlement separation and leaving other land to the north (Cuf4) more 
vulnerable to development. It would also reduce the separation between the Tier 1 settlements of Cheshunt to the east and Potters Bar to the southwest. Overall, the role that this site makes to the purposes of the Green Belt and the 
harm that its release would cause is not outweighed by the benefits of the site and the site should not be considered for allocation 

Policy Implications 
None – no change to Green Belt boundary 



Draft Local Plan 2016 site reference: HS28 HELAA site reference: Cuf6 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Land at Northaw Road East, EN6 4HW Urban/Green Belt: 
Green Belt  

 

PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
121 dwellings (updated based on submitted application) 
Impacts/constraints requiring mitigation: 
• Railway noise 
• Overhead HV power lines (National Grid) will require an easement corridor either side. 
• Flood risk sequential approach to layout and surface water flow management. 
• Proximity to Northaw Great Wood SSSI and Wormley-Hoddesden Park South SSSI 
• Nature conservation buffer with railway bank and southern woody boundary. 
• Waste water upgrades 
Delivery timescales: 
6-10 years 
2019 HELAA Update: 
The estimated capacity and delivery timescale is updated as above. 

 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 53): Existing: 
Formed by the settlement 
edge of Cuffley, comprising 
of the boundaries of 
residential properties in 
South Drive -Moderate 
Proposed: 
Public footpath, tree belt and 
hedgerow to the south 
eastern boundary – 
Moderate 
Hedge/tree belt to boundary 
of Cuffley School - Moderate 
Conclusion: 
New Green Belt boundary 
formed by the site would be 
clearly defined and similar in 
strength to the existing 
boundary. 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions 
from transport (x2); and 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of an Employment 
Area. It is within 400m of four bus stops and 1400m 
of Cuffley Railway Station. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local needs 
(x2): 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/--?) Total: 0 
2019 Update: 
No change 

Sequential Test result: 
Pass – Site is within Flood 
Zone1 
Surface water flow route 
runs north-south in the 
center of the site. A 
sequential approach to 
layout and the use of 
sustainable drainage 
systems (SuDS) could be 
used to suitably manage 
surface water flood risk to, 
within and from the site. 
2019 Update: 
No change 

Advantages: 
Strategic Gap None 
This parcel is not located within a strategic gap between two tier settlements  

GB2 (Site: Cuf6): Disadvantages: 
Contribution to National Purposes: None 
Partial to checking unrestricted sprawl of large built areas of London  

Significant for safeguarding the countryside from encroachment  

Partial in preventing neighboring towns from merging – contributes to the gap between 
Potters Bar and the built up area of Broxbourne. It would not result in a marked reduction in 
the physical separation or visual perception of the gap 

 

Physical and visual openness:  

High Physical openness - Mixed Visual openness very visible from the road but screened in 
the south west by trees. 

 

GB3 (Site falls within Parcel P88):  

Contribution to Green Belt Purposes  

Partial for preventing neighboring towns from merging - Contributes to the gap between 
Cheshunt and Potters Bar. Although there are large open spaces and separating features, 
the smaller intervening settlements between these towns limit the perception of separation 
and make the gap relatively fragile. 

 



 
Green Belt Study Review (Parts 1, 2 and 3) Green Belt Boundary 

Appraisal 
 

Sustainability Appraisal Flood Risk Sequential 
Test 

Strategic advantages 
and disadvantages 

Significant for safeguarding countryside from encroachment. Contains characteristics of open 
countryside, mainly uncontained arable fields and largely lacks urbanizing developments. 
Limited or no contribution for preserving the special character and character of Historic towns 
(Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios): 
Parcel 88 (all of parcel) – Moderate- high 
The parcel is largely open, rural in character. Release of this site would lead to 
encroachment on the countryside and the surrounding Green Belt. It would reduce the 
perceived gap between Cheshunt and Potters Bar. No recognizable features exist to define 
the eastern boundary. 
Parcel 88c (i.e. Site Cuf6) – Moderate 
Site is open, rural and would result in encroachment of countryside. However, release would 
not extend urban area further downslope to south and would not reduce perceived 
separation between Cheshunt and Potters Bar. Adjacent school, which is already developed 
and well contained, makes a weak contribution and could also be released to create a well- 
defined boundary with the railway to the east. 
P88d (school, Cuf6, Cuf3) – Moderate. 
Release of the school site (P88a) would result in low harm, as this is contained. If this was 
released with Cuf3, Cuf6, it would result in development of open rural land, without 
significantly affecting the integrity of the wider Green Belt. If these sites were released this 
would create a well-defined boundary. 

The adjacent school site 
would also need to be 
released to ensure a well- 
defined boundary, along the 
railway line 

   

Summary: 
HELAA: Deliverable within 6-10 years (moderate in favour) 
GB3 Study (Purposes): The wider parcel (P88) makes a significant contribution to one national Green Belt purpose partial contribution to one national purpose and a limited/no contribution to one national purpose (moderate against) 
GB3 Study (Harm): The release of the smaller sub parcel P88c that covers all of the area of site Cuf6 reduces the Green Belt harm to moderate as it would not reduce the perceived separation between towns; and would result in a well- 
defined eastern boundary formed by railway, assuming the adjacent school site is also released from the Green Belt (moderate against) 
Green Belt boundary: New Green Belt boundary would be similar in strength to the existing and clearly defined, forming a logical, defensible boundary (moderate in favour). 
Sustainability Appraisal: Seven positives and no significant negatives identified (significant in favour). 
Flood Risk: Passes the sequential test. 
Landscape Assessment: low – moderate (moderate in favour). 
Strategic advantages: None 
Strategic disadvantages: None 

Calverton Test 
Site Cuf6 forms a relatively small part of P88 that would result in Moderate (P88c) harm to the Green Belt. However, the release of this site will not reduce the perceived separation between Cheshunt and Potters Bar and does not 
extend the urban area of Cuffley further downslope to the south. Overall, the potential release of the site will result in a well-defined, defensible Green Belt boundary; including on the eastern boundary that will be formed by a railway line, 
if the school site is released in conjunction with this. Therefore opportunities for mitigating any impact of releasing this site are good. 

Overall Conclusion 
The site is located in a sustainable settlement with good access to public transport including a railway station and employment opportunities and is adjacent to an existing school sites. Whilst the impact to the Green Belt is moderate, 
allocating the site does not extend the urban edge southwards or reduce the perceived separation between settlements and with opportunity to create a well-defined Green Belt boundary. On balance, the site’s benefits are considered to 
outweigh the harm to the purposes of the Green Belt. The site is considered suitable for allocation 

Policy Implications 
The Green Belt boundary will need to be amended as indicated. 



Draft Local Plan 2016 site reference: HS30 HELAA site reference: Cuf7 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Wells Farm, Northaw Road East Urban/Green Belt: 
Greenbelt 
PDL/Greenfield: 
Part PDL 
Achievable: 
Yes 
Estimated capacity: 
75 dwellings 
Impacts/constraints requiring mitigation: 

• Proximity of AAS 
• Proximity to Northaw Great Wood SSSI and Wormley-Hoddesden Park South SSSI 
• Potential contaminated land 
• Site specific flood risk assessment would be required at planning application stage. SUDs design would 

need to take specific account of topography of the area to manage overland flows. 
• Waste water upgrades 

Delivery timescales: 
6-10 years 
2019 HELAA Update: 
None 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within parcel 52): Strategic Gap Existing: 
Formed by the settlement edge of 
Cuffley, comprising of the 
boundaries of residential properties - 
Moderate 
Proposed: 
Northern and eastern boundary 
would comprise of fragmented tree 
belt/hedgerow - Weak 
Western boundary comprises of 
private access road, adjacent to 
Hempshill Brook – Moderate 
Southern boundary would comprise 
of Northaw Road East (B156)-Strong 
Comments: 
Given its separation from the 
settlement boundary, it would not be 

Significant positives (++) Total: 8 
4.2 : Reduction of greenhouse gas emissions 
from transport; and (x2) 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of an Employment 
Area. It is within 400m of six bus stops and 
1400m of Cuffley Railway Station. 

 
4.4 : Previously Developed Land: 
Site identified as Previously Developed Land 

 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local 
needs: (x2) 
Site could deliver affordable housing and make 
provision for Lifetime Homes. 

 
6.6: Provision of training, skills development 
and lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: 
Pass - 84% of the site falls 
within Flood Zone 1, with the 
remainder within Flood Zones 2 
and 3a/b. A sequential 
approach to layout that restricts 
development to Flood Zone 1 
within the site is feasible. 
Therefore, the site passes the 
Sequential Test and the 
Exception Test does not need 
to be applied at this stage. 
Surface water flow route and 
ponding also coincides with 
areas of fluvial flood risk within 
the site. A sequential approach 
to layout and the use of 
sustainable drainage systems 
(SuDS) 

Advantages: 
Parcel 52 is not located within a strategic gap between two 1st tier settlements. None 
GB2 (Site Cuf7):  

Contribution to National Purposes: Disadvantages: 
Does not contribute significantly to any National Purpose but partially to 
checking sprawl of large built up areas of London , preventing neighboring 
towns from merging (within a strategic gap between Potters Bar and Cheshunt) 
and safeguarding the countryside from encroachment. 

None 

Physical and visual openness:  

Mixed levels of physical openness with development on site and mixed visual 
openness, with mixed levels of enclosure and potential views across the valley. 

 

GB3 (Site falls within Parcel P87 including sites Cuf4, 5,7,10,12):  

Contribution to Green Belt Purposes  

Partial for preventing neighboring towns from merging – Contributes to the gap 
between Cheshunt and Potters Bar. No connecting features, but intervening 
smaller settlements such as Cuffley lie between these towns limiting the 
perception of separation and make the gap relatively fragile. 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Significant contribution for safeguarding the countryside from encroachment – 
Contains characteristics of: open countryside, uncontained arable fields, no 
urbanizing development, with slopes down a ridge from the urban edge. This 
marks a clear distinction between the settlement and countryside. 
Limited or no contribution for preserving the special character of historic towns 
(Welwyn Garden City). 
Assessment of Potential Harm ( relevant scenarios) 
P87 (Release of all/part of parcel)- High 
The parcel is open, rural in character and strongly distinct from Cuffley, which 
slopes down eastwards from the parcel edge. It would reduce the perceived 
separation between: Cheshunt and Potters Bar, as well as between Cuffley and 
Potters Bar. It would result in a weaker boundary than current ridge crest. 

logical to release Cuf7 as an isolated site 
by itself From the Green Belt and 
therefore additional land would need to 
be released to form a defensible Green 
Belt boundary. A site Cuf12 has been 
promoted as an alternative option to 
Cuf5. 
Conclusion: 
Potential to form a new, defensible Green 
Belt boundary by combining Cuf7 with 
part of Cuf12 (refer to Cuf12). 

Significant negatives (– –/--?) Total: 0 
 
2019 Update: 
Significant positives (++/++?): Total 7 
SA Objective 4.4 Previously Developed Land 
– the Council has now identified that the site 
consists only partly of previously developed 
land, therefore the likely effect has changed 
from significant positive uncertain (++?) to 
minor positive uncertain (+?). 
Significant negatives (– –/--?) Total: 1 
5.1 Protecting, enhancing open space, 
landscape character and retaining local 
distinctiveness 
Site has a moderate – high landscape 
sensitivity and could have a significant effect 
on landscape character. 
Mitigation: Development should conform to 
Local Plan policies regarding landscape 
character and design. The scale, layout and 
design of development should seek to 
reduce significant effects on landscape 
character and local distinctiveness 

could be used to suitably 
manage surface water flood risk 
to, within and from the site. 
2019 Update: 
Site area that falls within FZ1 
increases to 87%. 

 

Summary: 
HELAA: Deliverable in 6-10 years (moderate in favour) 
GB3 Study (Purposes): Parcel makes a significant contribution to one national purpose, a partial contribution to one national purpose and a limited/no contribution to one national purpose (moderate against). 
GB3 Study (Harm): The wider parcel has an open rural character, with a prominent topography. The release of this site is likely to result in high harm to the Green Belt due to its impact on the encroachment of the countryside, gap 
between settlements and resulting in a weaker boundary (Significant against). 
Green Belt boundary: Given its separation from the settlement boundary, it would not be logical to release Cuf7 as an isolated site by itself from the Green Belt and therefore additional land would need to be released to form a 
defensible Green Belt boundary (significant against). However, the potential exists to form a new, defensible Green Belt boundary by combining Cuf7 with part of Cuf12 (refer to Cuf12) 
SA: Site has seven significant positives and one significant negative impacts (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: moderate - high (moderate against). 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
Site Cuf7, forms a small part of part of a significantly larger parcel P87. The release of this larger parcel would result in high harm to the Green Belt due to factors like its potential impact on the open rural character of the area, the 
perceived gap between settlements, encroachment of the countryside and weakening the boundary 
To minimise the potential impacts of the release of the significantly smaller parcel, Cuf7, which includes some previously developed land, on the purposes of the Green Belt, additional land of site Cuf12 would need to be considered for 
potential release, which is within the gap between the edge of this and existing settlement edge. This would entail the creation of a new northern boundary for Cuf12 between the settlement edge and Cuf7, which would form a new 
northern Green Belt boundary and will need to be clearly defined by a new tree/landscape belt. Whilst the southern and western boundaries would be defined the B156 and a Brook/private Lane, retrospectively. This would help 
protect/maintain the fragile gap between towns, prevent further encroachment of the countryside and preserve the open rural character of the wider area. 



Overall Conclusion 
Site Cuf7 forms part of a significantly larger parcel (P87) and forms part of the open rural character of Cuffley which would lead to high harm to the Green Belt. The site falls within a moderate – high parcel within the landscape sensitivity 
parcel. It is located outside of the existing settlement boundary that is formed by a crest ridge. The potential exists to form a new, defensible Green Belt boundary by combining Cuf7 with part of Cuf12 (refer to Cuf12). Restricting 
development to the frontage with the B156 essentially joining Cuf7 to the urban boundary with Cuffley with part of Cuf12 presents a more acceptable opportunity to define a new Green Belt boundary. 

 
Cuffley is a sustainable location for development, offering a range of services and facilities and employment opportunities and the site is within proximity of good public transport connections and a primary school. Provided a reduced part 
of Cuf12 is allocated (see Cuf12), on balance, the benefits of Cuf7 means that the site is considered suitable for allocation. 

Policy Implications 
Amend the Green Belt boundary as indicated alongside a reduced area of Cuf12 and ensure appropriate consideration is afforded to any Green Gap policy requirements. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Cuf10 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: North west of Cuffley Hills Farm Urban/Green Belt: 
Green belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
32 dwellings 
Impacts/constraints requiring mitigation: 
• Adjacent to a Wildlife site 
• Presence of protected species (ecosite). 
• Adjacent to Ancient Woodland 
• Proximity of AAS 
Delivery timescales: 
1-5 years 
NB: Cuf10 is a sub-parcel of a larger site Cuf4 
HELAA 2019 Update: 
• Records show sand and gravel reserves under Cuf10 and opportunistic extraction would be encouraged 

should useable minerals be uncovered during any development workings. 
• Potential capacity of 32 dwellings on the 2019 promoted site area of 1.6ha at 20dph 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 52): Existing: 
Formed by The Ridgeway (the B157) - 
Strong 
Proposed: 
No definable boundary on the ground to 
the west – Weak 
Hedgerow forming boundary to Cuffley 
Hills Farm to the south-east - Weak 
Ancient woodland to the north – Strong. 
Conclusion: 
Overall, the proposed boundaries would 
be weaker than the existing boundary and 
boundaries would only be partially 
definable by physical features 
Development of this site would result in 
further ribbon development to the south of 
The Ridgeway 

Significant positives (++) Total: 7 
4.2 : Reduction of greenhouse gas emissions from 
transport; and (x2) 
4.3 : helping to avoid/reduce air pollution: (x2) 
Site is within walking distance of an Employment Area. It 
is within 400m of four bus stops and 1400m of Cuffley 
Railway Station. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs: (x2) 
Site could deliver affordable housing and make provision 
for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education 
establishments. 

Sequential Test result: Advantages: 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements. 

Pass – Site is within 
Flood Zone 1 

None 

GB2 Sequential Test result: Disadvantages: 
Contribution to National Purposes 2019 Update: None 
Site was not covered by GB2 study No change  

GB3 (Site falls within Parcel P87)   

Contribution to Green Belt Purposes   

The parcel makes a partial contribution to preventing the merging of 
neighbouring towns. It lies between the settlements of Cheshunt to the east and 
Potters Bar to the south west. The settlements are located within approximately 
6.5km of each other across the parcel. 

  

The smaller settlements of Goff’s Oak, Northaw and most notably Cuffley lie 
between the first tier settlements thereby limiting the perception of separation. 

  

Makes a significant contribution to safeguarding the countryside from 
encroachment. The land contains the characteristics of open countryside, being 

  



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

predominantly uncontained and comprising of arable fields. The land is open, 
containing no urbanising development, and slopes down from a ridge at the 
urban edge, marking a strong distinction between settlement and countryside. 
Limited or no contribution to preserving the setting of historic towns as the land 
forms little or no part of the setting of Welwyn Garden City and does not 
contribute to its special character. 
Assessment of Potential Harm (relevant scenarios): 
Parcel P87 - release of the parcel as a whole or in part including sites Cuf4, 
Cuf5, Cuf7, Cuf10 and Cuf12 would result in high harm. The parcel is open and 
rural in character and strongly distinct from Cuffley which slopes down 
eastwards from the parcel edge. 
Its release would reduce the perceived separation between the 1st tier 
settlements of Cheshunt to the east and Potters Bar to the southwest as well as 
the perceived separation between Cuffley and Potters Bar. 
A new Green Belt boundary within or bordering the parcel would be weaker than 
the current ridge crest inset boundary. 

 Significant negatives (– –) Total: 3 
4.4: Protection/enhancement of open space and 
landscape character, retaining local distinctiveness: 
Site has medium-high landscape sensitivity. The WHBC 
Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: Development of site should conform to Local 
Plan policies related to the protection of open spaces. The 
scale, layout and design of development should seek to 
reduce significant effects on landscape character and local 
distinctiveness. 
4.6: Protection/enhancement of biodiversity and 
geodiversity: 
Site is within 250m of a Local Wildlife Site. 
Mitigation: Development of site should conform to Local 
Plan policies related to the protection/enhancement of 
biodiversity and good design. 
2019 Update: 
Significant negatives (– –) Total: 2 
SA Objective 4.4 Retaining Local Distinctiveness has 
changed from significant negative (--) to minor negative (-). 

  

Summary: 
HELAA: Deliverable within 1-5 years (significant in favour) 
GB3 Study (Purposes) Cuf10 forms part of a larger site, Cuf4. This site makes a significant contribution to one national purpose, and a partial contribution to another green belt purpose; the steep topography of this site means it is 
highly visible and forms a prominent landform in the landscape. Development would be highly visible in the wider landscape (moderate against). 
GB3 Study (Harm) The release of the parcel either in whole or in part would result in high harm (significant against) 
Green Belt boundary: The proposed boundaries would be weaker than the existing boundary and boundaries would only be partially definable by physical features (significant against) 
SA: More than two times more double positives than double negatives (moderate in favour) 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: moderate - high (moderate against). 
Strategic Advantages: None 
Strategic Disadvantages: None 

Calverton Test 
The release of the parcel, either in whole or in part would result in high harm. The parcel is open and rural in character and strongly distinct from Cuffley which slopes down eastwards from the parcel edge. The parcel makes a significant 
contribution to the national green belt purpose of protecting the countryside from encroachment. The creation of a new green belt boundary within or bordering the parcel would be weaker than the current ridge crest inset boundary. It is 
not possible to reduce or mitigate the harm that would result from releasing the site from the green belt. 

Overall Conclusion 
The release of this site would cause high harm to the green belt and falls within a moderate – high landscape sensitivity classification. The steep topography of this site means it is highly visible and forms a prominent landform in the 
landscape. Development would be highly visible in the wider landscape The new green belt boundary would be weaker than the existing and would only be partially definable by physical features. Development of this site would result in 
further ribbon development south of The Ridgeway. This site should NOT be considered for allocation. 

Policy Implications 
None – no change proposed to the green belt boundary. 



 

Draft Local Plan 2016 site reference: HS29 HELAA site reference: Cuf12 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Land at Northaw Road East, EN6 4LZ 
 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
75 dwellings (See Cuf12a for additional promoted area) 
Impacts/constraints requiring mitigation: 
• Proximity to Northaw Great Wood SSSI and Wormley-Hoddesden Park South SSSI 
• Proximity of AAS 
• A specific flood risk assessment would be required at planning application stage (if all of Cuf12 is 

allocated), SUDs design would need to take specific account of topography to manage overland flows. 
• Transport Assessment and Travel Plan required. 
• Waste water upgrades. 
Delivery timescales: 
6-10 years 
HELAA 2019 Update: 
• Topography of site may impact the design, layout and scale of development. A site specific landscape 

sensitivity assessment may be required, at planning application stage 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 52): Existing: 
Formed by the settlement edge of 
Cuffley, comprising of the boundaries of 
residential properties - Moderate. 
Proposed: 
South west boundary would comprise of 
fragmented tree belt/hedge – Weak 
South east boundary formed by Northaw 
Road East –Strong 
Western boundary formed by private 
access road adjacent to Hempshill Brook 
– Moderate 
There is no definable northern boundary 
on the ground - Weak 
Comment: Amended boundary would be 
weaker than existing, with no physical 
features on the ground to define the 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions from 
transport (x2) : 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of an Employment Area. It is 
within 400m of six bus stops and 1400m of Cuffley Railway 
Station. 
5.1: Provision of the right amount, type and tenure of 
housing to meet identified local needs (x2): 
Site could deliver affordable housing and make provision 
for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning: 
Site is within walking distance of education establishments. 

Pass – All of the 
proposed allocation 
Site HS29 (Cuf12) 
falls within FZ1. 
2019 Update: 
No change. 

Advantages: 
Strategic Gap 
Parcel 52 is not located within the strategic gap between two 1st tier settlements. 

Possibility of GP surgery 
(subject to viability). 

GB2 (Note: Cuf12 forms part of Cuf5)  

Contribution to National Purposes: Disadvantages: 

Significant for safeguarding the countryside from encroachment None 

Partial to checking unrestricted sprawl of large built areas of London  

Physical and visual openness:  

High Physical and Visual openness  

Forms a prominent landform in the landscape.  

GB3 (Site falls within Parcel P87, which included sites Cuf4, 5,7,10,12):  

Contribution to Green Belt Purposes  

Partial for preventing neighbouring towns from merging – Contributes to the gap 
between Cheshunt and Potters Bar. No connecting features, but intervening 
smaller settlements (e.g. Cuffley) between these towns limit the perception of 
separation and make the gap relatively fragile. 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Significant contribution for safeguarding the countryside from encroachment – 
Contains characteristics of: open countryside, uncontained arable fields, no 
urbanizing development, and slopes down a ridge from the urban edge. 
Limited or no contribution for preserving the special character of historic towns 
(Welwyn Garden City). 
Assessment of Potential Harm (relevant scenarios) 
P87 (Release of all/part of parcel)- High 
The parcel is open, rural in character and strongly distinct from Cuffley and 
slopes down from the urban edge towards the south west. It would reduce the 
perceived separation between: Cheshunt and Potters Bar, as well as between 
Cuffley and Potters Bar. The new Green Belt boundary would be weaker than 
the current ridge crest inset boundary. 

extensive northern boundary. 
Conclusion: 
A reduced site area formed of the infill 
area between Cuf7 and the existing 
settlement boundary would form a more 
logical and defensible boundary. Whilst 
the northern boundary of a reduced site 
would still not be defined by existing 
physical features, the area concerned 
would be significantly less than the full 
length of the northern boundary promoted 
for the whole of Cuf12. 

Significant negatives (– –/– –?) Total: 2 
4.4: Protection/enhancement of open space and 
landscape character:, retaining local distinctiveness 
(x2) 
Site has a high landscape character sensitivity. The WHBC 
Green Belt Review indicates the site contributes 
significantly to maintaining settlement pattern. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection of open spaces. The scale, layout 
and design of development should seek to reduce 
significant effects on landscape character and local 
distinctiveness. 
2019 Update: 
Significant negatives (– –/– –?) Total: 1 
SA Objective 4.4 Retaining Local Distinctiveness has 
changed from significant negative (--) to minor negative (-). 

  

Summary: 
HELAA: Deliverable within 6-10 years (moderate in favour) 
GB3 Study (Purposes): The reduced area of Site Cuf12 forms a relatively small part of parcel P87. The wider parcel makes a significant contribution to one national purpose, a partial contribution to one national purpose and a limited/no 
contribution to one national purpose (moderate against). 
Green Belt boundary: Overall, new Green Belt boundaries formed by Cuf12 would be predominately weaker than the existing boundary and the long northern boundary of Cuf12 would not be defined by physical features (significant 
against). However, a reduced site area formed of the infill area between Cuf7 and the existing settlement boundary would form a more logical boundary, restricting development to the frontage with the B156. The northern boundary of a 
smaller infill site would still not be defined by existing physical features but the area concerned would be significantly less than the full length of the northern boundary associated with Cuf12. 
GB3 Study (Harm): The wider parcel P87 has a distinct open rural character, with a prominent topography. The release of this is likely to result in high harm to the Green Belt due to its impact on the encroachment of the countryside, 
gap between settlements and result in a weaker boundary (Significant against). It should be noted that HS29 (Cuf12) is small part of this (south) parcel, with a relatively less prominent topography. When site’s northern Green Belt 
boundary is established, it will be relatively enclosed between the urban edge and the existing/future new development on adjacent Site Cuf7. Hence, Site Cuf12 is likely to result in a lower level of harm, than wider P87. 
SA: Seven significant positives and one significant negatives identified. This is more than three times more double positives than double negatives (significant in favour) 
Flood Risk: Passes the sequential test. 
Landscape Assessment: moderate - high (moderate against). 
Strategic Advantages: Possibility of GP surgery (subject to viability) (minor in favour). 
Strategic Disadvantages: None 

Calverton Test 
Site Cuf12, forms a small part of a significantly larger parcel P87 that if released would result in high harm to the Green Belt due to factors noted above. However, the potential impacts of the release of site Cuf12 on the purposes of/harm 
to the Green Belt can be minimised (compared to P87), as a smaller area is being proposed for release with a less prominent topography and within an area that will be relatively enclosed, already effected by urban influences and 
development will be restricted to the infill area between Cuf7 and the existing settlement boundary. The new northern boundary should not extend beyond that of Cuf7, defined by a new landscape/tree belt that can form a defensible 
boundary and replicate the existing settlement edge. Therefore, the potential harm to Green Belt, in terms of its openness, permanence and rural character will be minimised. 

Overall Conclusion 
The larger site Cuf12a has an open rural character, with a prominent topography, on the edge of the settlement boundary of Cuffley. The release will result in high harm to the Green Belt and a potential adverse impact the landscape of 
the wider area and the site falls within a moderate – high parcel within the landscape sensitivity study. However, significantly reducing the site area released will help minimise any potential impacts and maximize the opportunity for 
mitigation. The reduced site area has the potential to deliver 75 dwellings. Cuffley is a sustainable location for development with good public transport connections including a railway station and offering employment opportunities. On 
balance, the adverse impact on the Green Belt is minimised by reducing the area proposed. By restricting development to the frontage with the B156 as an infill site between Cuf7 and the existing urban boundary with Cuffley would have 
much less impact and on this restricted basis only, the site is considered suitable for allocation for 75 dwellings. 

Policy Implications 
Amend Green Belt boundary as indicated and ensure appropriate consideration is afforded to any Green Gap policy requirements. 

 



 

Draft Local Plan 2016 site reference: N/A HELAA site reference: Cuf12a 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Land at Northaw Road East, EN6 4LZ Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
139 dwellings 
Impacts/constraints requiring mitigation: 
• Proximity to Northaw Great Wood SSSI and Wormley-Hoddesden Park South SSSI 
• Proximity of AAS 
• A specific flood risk assessment would be required at planning application stage, SUDs design would need 

to take specific account of topography to manage overland flows. 
• Transport Assessment and Travel Plan required. 
• Waste water upgrades 
Delivery timescales: 
6-10 years 
HELAA 2019 Update: 
• Steep topography may impact the design, layout and scale of development. A site specific landscape 

sensitivity assessment may be required, at planning application stage, 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk Sequential 

Test 
Strategic advantages 
and disadvantages 

GB1 (Site falls within Parcel 52): Existing: 
Formed by the settlement edge of 
Cuffley, comprising of the boundaries of 
residential properties - Moderate. 

 
Proposed: 
South west boundary would comprise of 
fragmented tree belt/hedge – Weak 
South east boundary formed by Northaw 
Road East –Strong 
Western boundary formed by private 
access road adjacent to Hempshill Brook 
– Moderate 
There is no definable northern boundary 
on the ground - Weak 

Significant positives (++/++?) Total: 7 
4.2 : Reduction of greenhouse gas emissions 
from transport (x2): and 
4.3 : helping to avoid/reduce air pollution (x2): 
Site is within walking distance of an Employment 
Area. It is within 400m of six bus stops and 1400m of 
Cuffley Railway Station. 
5.1: Provision of the right amount, type and 
tenure of housing to meet identified local needs 
(x2): 
Site could deliver affordable housing and make 
provision for accessible and adaptable dwellings. 
6.6: Provision of training, skills development and 
lifelong learning (++?): 
Site is within walking distance of education 
establishments. 
Significant negatives (– –/– –?) Total: 2 

Sequential Test result: 
Pass - 98% of the site falls 
within Flood Zone 1, with 
the remainder within Flood 
Zones 2 and 3a/b. A 
sequential approach to 
layout that restricts 
development to Flood Zone 
1 within the site is feasible. 
Therefore, the site passes 
the Sequential Test and 
the Exception Test does 
not need to be applied at 
this stage. 
2019 Update: 
No change 

Advantages: 
Strategic Gap 
Parcel 52 is not located within the strategic gap between two 1st tier settlements. 

Possibility of GP surgery 
(subject to viability). 

GB2 (Note: Cuf12a forms part of Cuf5)  

Contribution to National Purposes: Disadvantages: 

Significant for safeguarding the countryside from encroachment. None 

Partial to checking unrestricted sprawl of large built areas of London.  

Physical and visual openness:  

High Physical and Visual openness.  

Forms a prominent landform in the landscape that is visible from the wider area.  

GB3 (Site falls within Parcel P87, which includes sites Cuf4, 5,7,10,12):  

Contribution to Green Belt Purposes:  

Partial for preventing neighboring towns from merging – Contributes to the gap 
between Cheshunt and Potters Bar. No connecting features, but intervening 
smaller settlements (e.g. Cuffley) between these towns limit the perception of 
separation and make the gap relatively fragile. 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal Flood Risk 

Sequential Test 
Strategic advantages 
and disadvantages 

Significant contribution for safeguarding the countryside from encroachment 
– Contains characteristics of: open countryside, uncontained arable fields, no 
urbanizing development, and slopes down a ridge from the urban edge. 
Limited or no contribution for preserving the special character of historic 
towns (Welwyn Garden City). 
Assessment of Potential Harm ( relevant scenarios) 
P87 (Release of all/part of parcel, including Sites Cuf4,5,7,10,12)- High 
The parcel is open, rural in character and strongly distinct from Cuffley and 
slopes down from the urban edge towards the south west. It would reduce 
the perceived separation between, Chesthunt and Potters Bar, as well as 
between Cuffley and Potters Bar. The new Green Belt boundary would be 
weaker than the current ridge crest inset boundary. 

Comment: Above analysis of proposed 
boundaries, assumes Site Cuf12a is an 
addition to proposed Site allocation 
HS29 (Cuf12), which was considered in 
2016. Overall, Amended boundary 
would be weaker than existing, with no 
physical features on the ground to 
define the extensive northern boundary. 
Conclusion: 
A reduced site area formed of the infill 
area between Cuf7 and the existing 
settlement boundary would form a more 
logical and defensible boundary. Whilst 
the northern boundary of a reduced site 
would still not be defined by existing 
physical features, the area concerned 
would be significantly less than the full 
length of the northern boundary 
promoted for the whole of larger Cuf12 
area (promoted in 2016). 

4.4: Protection/enhancement of open space and 
landscape character (x2) 
Site has a high landscape sensitivity. The WHBC Green Belt 
Review indicates the site contributes significantly to 
maintaining settlement pattern. 
Mitigation: 
Development of site should conform to Local Plan policies 
related to the protection of open spaces. The scale, layout and 
design of development should seek to reduce significant 
effects on landscape character and local distinctiveness. 
2019 Update: 
Significant negatives (– –/– –?) Total: 1 
SA objective 4.4 Landscape Character: This indicates that 
Cuf12 has a moderate – landscape sensitivity and 
development could have a significant adverse effect on the 
landscape character, based upon the 2019 Landscape 
Sensitivity Assessment (--? x 1) 

  

Summary: 
HELAA: Deliverable within 6-10 years (moderate in favour) 
GB3 Study (Purposes): Cuf12a forms part of Cuf5, both of which fall within a larger Green Belt parcel P87. This wider parcel makes a significant contribution to one national purpose, a partial contribution to one national purpose and a 
limited/no contribution to one national purpose. It also forms a group with other sites, which cumulatively, if developed would have a greater impact on the strategic gap between Potters Bar and Cheshunt. This site, along with others in 
this strategic parcel, has made a valuable contribution. Overall, the role that this parcel makes to the purposes of the Green Belt is weighted (moderate against). 
GB3 Study (Harm): The wider parcel has a distinct open rural character, with a prominent topography. The release of this is likely to result in high harm to the Green Belt due to its impact on the encroachment of the countryside, gap 
between towns and result in a weaker boundary (Significant against). 
Green Belt boundary: Overall, new Green Belt boundaries formed by Cuf12a would be predominately weaker than the existing boundary and the long northern boundary of it would not be defined by physical features (significant 
against). 
SA: Seven significant positives and one significant negatives identified. This is more than three times more double positives than double negatives (significant in favour). 
Flood Risk: Passes the sequential test. 
Strategic Advantages: Possibility of GP surgery (subject to viability) (potentially - minor in favour). 
Strategic Disadvantages: None 

Calverton Test 
Site Cuf12a is a relatively large site that falls within a larger parcel (P87) that if released would result in high harm to the Green Belt due to factors noted above. The release of a smaller parcel extending westwards from site Cuf7 offers 
improved opportunities for reducing and mitigating any impact on the Green Belt. This is considered separately under Cuf12. 

Overall Conclusion 
Site Cuf12a is a large site that has an open rural character, with a prominent topography, on the edge of the settlement boundary of Cuffley. The release will result in high harm to the Green Belt and a potential adverse impact the 
landscape of the wider area. Whilst Cuffley is a sustainable location for development, the site contributes to high levels of physical and visual openness and is prominent in the landscape. On balance, the adverse impact of allocating the 
site to the Green Belt are not outweighed by any benefits. This site should NOT be considered for allocation although a smaller parcel (Cuf12) is considered separately. 

Policy Implications 
None 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Cuf15 

Settlement: Cuffley Housing & Employment Land Availability Assessment 

Site location: Adjacent King George V playing fields 
 
 
2019 HELAA Update: 

 

 

Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
176 dwellings 
Impacts/constraints requiring mitigation: 
• SuDS required for surface water management 
• Archaeological Assessment at planning application or pre-determination stage 
• Preliminary Ecological Assessment 
• Network Rail advise Asset protection measures will need to be applied 
• Noise survey and report likely to be required at planning application stage due to proximity to railway 
• The overhead National Grid powerline which crosses the site will require an easement corridor either side 
• Wastewater upgrades 
Delivery timescales: 
1-10 years 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

GB1 (Site falls within Parcel 53): Existing: 
The adjacent site (Cuf6) is proposed for 
release from the Green Belt for 
allocation in the Draft Local Plan. The 
altered Green Belt boundary would 
comprise the public footpath, tree belt 
and hedgerow (moderate), railway 
embankment (strong) and Northaw 
Road East (strong) 
Proposed: 
Hempshill Brook to the south 
(moderate), railway embankment to the 
east (strong) 

2019 SA Update: 
Significant positives (++/++?) Total: 7 
4.2 Significantly reduce greenhouse gas 
emissions from transport? (x2) 
The site is within walking distance of Sopers 
Road Employment Site. 
The site is within 400m of four bus stops and 
within 1400m of Cuffley train station. 
4.3 Avoid and reduce air pollution (x2) 
The site is within walking distance of Sopers 
Road Employment Site. 
The site is within 400m of four bus stops and 
within 1400m of Cuffley train station. 
5.1 Provide the right amount, type and 
tenure of housing to meet identified local 
needs? (x2) 

Sequential Test result: 
Pass - 90% of the site falls 
within Flood Zone 1, with the 
remainder within Flood Zone 2 
and 3. A sequential approach to 
layout that restricts 
development to Flood Zone 1 
within the site is feasible. 
2019 Update: 
No change. 

Advantages: 
Strategic Gap None. 
The parcel does not fully separate neighbouring 1st tier settlements.  

Site was not covered by GB2 study. Disadvantages: 
GB3 (Site falls within Parcel 88): None. 
Contribution to Green Belt Purposes  

Partial contribution to preventing the merging of neighbouring towns – the parcel 
lies between Cheshunt and Potters Bar. Goff’s Oak, Northaw and Cuffley lie 
between these settlements, limiting the perception of separation. The gap 
between these settlements is relatively fragile but there are still large areas of 
open land between the towns preventing coalescence. 

 

Significant contribution to safeguarding the countryside from encroachment – the 
land contains characteristics of open countryside, predominantly contained and 
comprising arable fields. The parcel is open and lacks urbanizing development. 

 

Limited or no contribution to preserving the setting and special character of 
historic towns (Welwyn Garden City). 

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk Sequential Test Strategic advantages and 

disadvantages 

Assessment of Potential Harm (relevant scenarios): 
P88 (release of the parcel as a whole) – moderate-high 
The parcel is largely open and rural in character. Release of the parcel would 
reduce the perceived separation between the tier 1 settlements of Cheshunt and 
Potters Bar. 

 The site could deliver affordable housing and 
make provision for accessible and adaptable 
dwellings. 
6.6 Provide access to training, skills 
development and lifelong learning to 
meet identified needs 
The site is within straight line walking 
distance (1400m) of local education facilities. 
Significant negatives (– –/– –?) Total: 0 

  

Summary: 
HELAA: Deliverable within 1-10 years (moderate in favour) 
GB3 Study (Purposes): The site makes a significant contribution to one national purpose and a partial contribution to one national purpose (moderate against) 
GB3 Study (Harm): Parcel 88 is moderate-high harm (moderate against) 
Green Belt boundary: New Green Belt boundaries would be similar in strength to the existing boundary and would be clearly defined (moderate in favour) 
SA: Identifies seven significant double positives and no significant double negatives (significant in favour) 
Flood Risk: Site passes the sequential test, although a site-specific Flood Risk Assessment would be required to assess the risk posed from the Ordinary Watercourse 
Strategic Advantages: None. 
Strategic Disadvantages: None. 

Calverton Test 
The release of Cuf15 would result in moderate-high harm to the Green Belt. A reduced developable area to exclude land to the south within Flood Zone 2 and 3 will limit the area of release, minimising the harm to the openness of the 
Green Belt. The impacts on the Green Belt can be mitigated through the provision of a defensible new Green Belt boundary of similar strength to the existing urban edge of Cuffley, using existing permanent landscape features. 

Overall Conclusion 
Development of Cuf15 would result in encroachment on the countryside and the surrounding Green Belt. However development of the site would not extend the settlement edge further than the proposed allocated sites Cuf7 and Cuf12 
which lie directly opposite. A new Green Belt boundary could be established which could follow the line of the proposed allocated site Cuf7 and be similar in strength to the existing boundary. The Green Gap Assessment 2019 notes that 
Cuf15 would extend the edge of Cuffley south to Northaw Brook however it would not pose any threat to the gap between Cuffley and Crews Hill. The developable area is reduced to exclude land within Flood Zone 2 and 3 and to provide 
a woodland buffer 
Cuffley is a sustainable location for development offering good public transport connectivity, services and facilities and employment opportunities and the site is close to a primary school. It is considered that any impact on the Green Belt 
can be successfully mitigated. On balance the site is considered suitable for allocation. 

Policy Implications 
Amend the Green Belt boundary to form clearly defined and defensible boundaries. 



 

Appendix A 

Site Selection Background Paper 2019 

 
 
 
 

Northaw 
 
For the purposes of this Sites Selection Background Paper, only sites that passed Stages 1 and 2 of the Site Selection process and are large enough 

to be allocated (10 or more in towns, 5 or more in villages) have been considered. 



Draft Local Plan 2016 site reference: N/A HELAA site reference: Nor13 

Settlement: Northaw Housing & Employment Land Availability Assessment 

Site location: Land at Park Farm 2019 HELAA Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Greenfield 
Achievable: 
Yes 
Estimated capacity: 
10 dwellings 
Impacts/constraints requiring mitigation: 
• Electricity pylons run across part of site 
• Either adjoins some or is close to Wildlife sites. 
• Key issues is potential harm to heritage/conservation assets – this has resulted in a reduced developable area of the 

site 
• Contaminated land survey would be required at planning application stage if site allocated 
• Potential for noise/air quality issues due to proximity of B156 would require investigation/survey and mitigation. 
Delivery timescales: 
1-5 years 

 
 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel GB51): Existing: 
The site is currently washed over by 
the green belt – no existing 
boundary 
If it was proposed to inset Northaw 
from the Green Belt a new green belt 
boundary would comprise: 
B156 – strong 
Property boundaries - moderate 
Woodland – moderate/strong 
Vineyards Road – C- road - 
moderate 
Proposed boundary if site 
released: 
North – B156 – strong 
East – farm track – weak 
South – tree belt – moderate 
West – tree belt – moderate 

2019 Update: 2019 Update: Advantages: 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements. 
However it contributes (with GB45, 48 & 50) to the strategic gap between 
Hatfield and Potters Bar. 
GB2: 

Significant positives (++/++?) Total: 4 
4.2 Significantly reduce greenhouse gas emissions from transport: 
4.3 Avoid and reduce air pollution: 
Site is within 400m of bus stops on a route providing a six day a week 
service. 

Site falls within FZ1 
and passes the 
sequential test. 

None 
 
Disadvantages: 
None 

Site was not covered by GB2 study 
GB3 (Site falls within Parcel P84): 

5.1 Provide the right amount, type and tenure of housing to meet 
identified local needs: 

  

Contribution to Green Belt Purposes 
The parcel lies between the settlements of Cheshunt to the east and 
Potters Bar to the south west. It makes a partial contribution to preventing 
the merging of neighbouring towns 

Dwellings for older people: The site provides the capacity for up to 10 
homes and therefore assumes the site would include 20% of dwelling to 
meet Building Regulations Part M4 (2) standards for 'accessible and 
adaptable dwellings' (or updated equivalent). 

  

The parcel makes a significant contribution to safeguarding the countryside 
from encroachment. The land contains the characteristics of open 
countryside, comprising arable fields, as well as pasture, horse paddocks, 
meadows and playing fields. There is no significant urbanising 

6.6 Provide access to training, skills development and lifelong 
learning to meet identified needs: 
The site is within straight line walking distance (1,400 m) of education 
establishments 

  

development within the parcel, and visual openness across the valleys 
increases perception of this area as countryside that is distinctly separate 
from the urban fringe of Cuffley and from 

   

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary 

Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

ridge top development in Northaw Limited or no contribution to preserving 
the setting and special character of historic towns. 
Assessment of Potential Harm (relevant scenarios): 
Release of the parcel as a whole or in part, in association with the insetting 
of Northaw (P85) would result in high harm. 
The parcel is open and rural, therefore its release would lead to 
encroachment on the countryside. As the parcel slopes down from the 
settlement edge of Northaw to the northeast, southeast and south, any 
significant settlement expansion would weaken the distinction between ridge 
top settlement and open valley sides, weakening the integrity of the wider 
Green Belt and diminishing settlement gaps. It is assumed that if the parcel 
was to be released, it would be released in conjunction with Parcel 85. 

 Significant negatives (– –/ (– –?) Total: 4 
4.4 Protect and enhance open space and landscape character, 
retaining local distinctiveness: (x2) 
Landscape character: The site is assessed as having a moderate – high 
landscape sensitivity and therefore could have a significant negative 
effect on landscape character. 
The WHBC Green Belt study 2019 scored the site as having a significant 
contribution to the local purpose and a partial contribution to a national 
green belt purpose. 
Mitigation: 
Proposals should relate well to surroundings, local distinctiveness, wider 
townscape and landscape. 
4.5 Conserve and enhance the Borough’s character, sense of place 
and local distinctiveness, historic environment, heritage and cultural 
assets, and their settings: 
Adjacent to Northaw Conservation Area, a number of Grade II Listed 
Buildings, and a Grade II* Listed Building. 
Mitigation: 
Development proposals should accord with Local Plan policies to sustain 
and enhance heritage assets and respect the character, appearance and 
setting of the asset in terms of design, scale, materials and impact on key 
views. 
4.6 Protect and enhance biodiversity and geodiversity, taking into 
account the impacts of climate change: 
The site is adjacent to Northaw Brook Pastures LWS and within 250m of 
Park Road Pastures LWS, Hook Wood LWS and Grassland by Hook 
Copse LWS; 
Mitigation: 
Appropriate protection, enhancement and management of ecological 
assets. Conserve and enhance the borough’s natural landscape. 

  

Summary: 
HELAA: Site could come forward for development within 1-5 years of the Plan period (significant in favour). 
GB3 Study (Purposes): Parcel makes a partial contribution to one of the national green belt purposes and a significant contribution to another (moderate against). 
GB3 Study (Harm): The release of this parcel in whole or in part, in association with the insetting of Northaw Parcel 85 would cause high harm (significant against). 
Green Belt boundary: New green belt boundary would be predominately weaker and not clearly defined (moderate against). 
SA: Less than twice as many double positives than double negatives (minor in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: moderate – high (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

 



Calverton Test 
The release of the parcel as a whole or in part, in association with the insetting of Northaw Parcel 85 would result in high harm to the green belt. The parcel is open and rural, therefore its release would lead to encroachment on the 
countryside. As the parcel slopes down from the settlement edge of Northaw to the northeast, southeast and south, any significant settlement expansion would weaken the distinction between ridge top settlement and open valley sides, 
weakening the integrity of the wider Green Belt and diminishing settlement gaps. Whilst the level of development proposed is very modest (10 dwellings for each option), the Green Belt Study does not identify any sub-parcels that would 
reduce the scale of impact. Nonetheless, it may be possible to mitigate the impact for a very small scale of development. However, allocating the site would also necessitate the insetting of the settlement as a whole, and this is not 
considered appropriate for such a small scale of development. 

Overall Conclusion 
The release of this parcel would cause high harm to the green belt. It is not possible to mitigate the harm that would result from the release of this land from the green belt. The new green belt boundary would be predominately weaker 
and not clearly defined. The site also falls within a moderate – high parcel within the landscape sensitivity study. The settlement falls within one of the lowest tiers within the Settlement Hierarchy. Whilst the scale of growth proposed is 
very low, it would be necessary to inset the settlement as a whole from the Green Belt, which is not considered to be justified to support such a small scale of growth. On balance, any advantages of bringing forward this site do not 
outweigh the harm that would be caused to the green belt. It is concluded that this site should not be considered for allocation. 

Policy Implications 
None. 



Draft Local Plan 2016 site reference: xxxxx HELAA site reference: Nor13a 

Settlement: Northaw Housing & Employment Land Availability Assessment 

Site location: Land at Park Farm 2019 HELAA Update: 
Urban/Green Belt: 
Green Belt 
PDL/Greenfield: 
Part PDL/Greenfield 
Achievable: 
Yes 
Estimated capacity: 
10 dwellings 
Impacts/constraints requiring mitigation: 

• Electricity pylons run across part of site 
• Either adjoins or is close to Wildlife sites. 
• Bat roosts noted within Park Farm Complex 
• Key issues is potential harm to heritage/conservation assets – this has resulted in a reduced 

developable area of the site 
• Contaminated land survey would be required at planning application stage if site allocated 
• Potential for noise/air quality issues due to proximity of B156 would require investigation/survey and 

mitigation. 
Delivery timescales:1-5 years 

 

 

 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

GB1 (Site falls within Parcel GB51): Existing: 2019 Update: 
Significant positives (++/++?) Total: 4 
4.2 Significantly reduce greenhouse gas emissions from 
transport: 
4.3 Avoid and reduce air pollution: 
Site is within 400m of bus stops on a route providing a six day 
a week service. 
5.1 Provide the right amount, type and tenure of housing 
to meet identified local needs: 
Dwellings for older people: The site provides the capacity for 
up to 10 homes and therefore it is assumed the site would 
include 20% of dwelling to meet Building Regulations Part M4 
(2) standards for 'accessible and adaptable dwellings' (or 
updated equivalent). 
6.6 Provide access to training, skills development and 
lifelong learning to meet identified needs: 

2019 Update: Advantages: 
Strategic Gap 
The parcel does not fully separate neighbouring 1st tier settlements. However it 
contributes (with GB45, 48 & 50) to the strategic gap between Hatfield and 
Potters Bar. 
GB2: 

The site is currently washed over by the 
green belt – no existing boundary 
If it is proposed to inset Northaw from the 
Green Belt a new green belt boundary 
would comprise: 

Entire site is in Flood 
Zone 1 
Passes the sequential 
test. 

None 
 
Disadvantages: 
None 

Site was not covered by GB2 study B156 – strong   

GB3 (Site falls within Parcel P84): Property boundaries - moderate   

Contribution to Green Belt Purposes Woodland – moderate/strong   

The parcel lies between the settlements of Cheshunt to the east and Potters Bar 
to the south west. It makes a partial contribution to preventing the merging of 
neighbouring towns 

Vineyards Road – C- road - moderate 
Proposed boundary if site released: 
North – B156 – strong 

  

The parcel makes a significant contribution to safeguarding the countryside from 
encroachment. The land contains the characteristics of open countryside, 
comprising arable fields, as well as pasture, horse paddocks, meadows and 
playing fields. There is no significant urbanising 

East –fragmented tree belt– weak 
South – tree belt – moderate 
West – tree belt – moderate 

  

 



 
Green Belt Study Review (Parts 1, 2 and 3) 

 
Green Belt Boundary Appraisal 

 
Sustainability Appraisal 

 
Flood Risk 

Sequential Test 

Strategic 
advantages and 
disadvantages 

development within the parcel, and visual openness across the valleys 
increases perception of this area as countryside that is distinctly 
separate from the urban fringe of Cuffley and from ridge top 
development in Northaw 
Limited or no contribution to preserving the setting and special 
character of historic towns. 
Assessment of Potential Harm (relevant scenarios): 
Release of the parcel as a whole or in part, in association with the 
insetting of Northaw (Parcel 85) would result in high harm. 
The parcel is predominantly open and rural, therefore its release would 
lead to encroachment on the countryside, apart from the site 
extension. As the parcel slopes down from the settlement edge of 
Northaw to the northeast, southeast and south, any significant 
settlement expansion would weaken the distinction between ridge top 
settlement and open valley sides, weakening the integrity of the wider 
Green Belt and diminishing settlement gaps. It is assumed that if the 
parcel was to be released, it would be released in conjunction with 
Parcel 85. 

 The site is within straight line walking distance (1,400 m) of education 
establishments 
Significant negatives (– –/– –?) Total: 4 
4.4 Protect and enhance open space and landscape character, 
retaining local distinctiveness: (x2) 
Landscape character: The site is assessed as having a moderate – high 
landscape sensitivity and therefore could have a significant negative effect 
on landscape character. 
The WHBC Green Belt study 2019 scored the site as having a significant 
contribution to the local purpose and a partial contribution to a national 
green belt purpose. 
Mitigation: 
Proposals should relate well to their surroundings, local distinctiveness, 
wider townscape and landscape. 
4.5 Conserve and enhance the Borough’s character, sense of place 
and local distinctiveness, historic environment, heritage and cultural 
assets, and their settings: 
This site is adjacent to BEV9 to BEV13 Conservation Area, a number of 
Grade II Listed Buildings, and one Grade II* Listed Building. 
Mitigation: 
Proposals should sustain and enhance heritage assets and respect the 
character, appearance and setting of the asset in terms of design, scale, 
materials and impact on key views. 
4.6 Protect and enhance biodiversity and geodiversity, taking into 
account the impacts of climate change: 
The site is adjacent to Northaw Brook Pastures LWS and within 250m of 
Park Road Pastures LWS, Hook Wood LWS and Grassland by Hook 
Copse LWS; 
Mitigation: 
Appropriate protection, enhancement and management of ecological 
assets. Conserve and enhance the borough’s natural landscape. 

  

Summary: 
HELAA: Site could come forward for development within 1-5 years of the Plan period (significant in favour). 
GB3 Study (Purposes): Parcel makes a partial contribution to one of the national green belt purposes and a significant contribution to another (moderate against). 
GB3 Study (Harm): The release of this parcel in whole or in part, in association with the insetting of Northaw P85 would cause high harm (significant against). 
Green Belt boundary: New green belt boundary would be predominately weaker and not clearly defined (moderate against). 
SA: Less than twice as many double positives than double negatives (minor in favour). 
Flood Risk: Site passes the sequential test. 
Landscape Assessment: moderate – high (moderate against) 
Strategic Advantages: None 
Strategic Disadvantages: None 

 



Calverton Test 
The release of the parcel as a whole or in part, in association with the insetting of Northaw P85 would result in high harm to the green belt. The parcel is predominantly open and rural, with some agricultural and residential development 
in the eastern part of the site. Therefore its release would lead to encroachment on the countryside for the majority of the site. As the parcel slopes down from the settlement edge of Northaw to the northeast, southeast and south, any 
significant settlement expansion would weaken the distinction between ridge top settlement and open valley sides, weakening the integrity of the wider Green Belt and diminishing settlement gaps. It is not possible to mitigate the high 
harm that would be caused by the release of this parcel. 

Overall Conclusion 
The release of this parcel would cause high harm to the green belt. The new green belt boundary would be predominately weaker and not clearly defined. The site also falls within a moderate – high parcel within the landscape sensitivity 
study. The settlement falls within one of the lowest tiers within the Settlement Hierarchy. Whilst the scale of growth proposed is very low, it would be necessary to inset the settlement as a whole from the Green Belt, which is not 
considered to be justified to support such a small scale of growth. On balance any advantages of bringing forward this site do not outweigh the harm that would be caused to the green belt. It is concluded that this site should not be 
considered for allocation. 

Policy Implications 
None. 



 
 

Appendix A 
Site Selection Background Paper 2019 

 
 
 
 
 
 

Rural South 
 

For Rural South, no sites passed Stages 1 and 2 of the Site Selection process and therefore no sites have been considered further in 
the Sites Selection Background Paper. 
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