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Summary and Guide to the Draft Local Plan

Your opportunity
Have your say and help shape the future of Welwyn Hafield
This is a guide to the Council’s Draft
Local Plan. The Local Plan will set out
a blueprint for future growth in
Welwyn Hatfield, contain a planning
strategy for the borough, identify
sites where development will
happen over the next 15 years and
policies to guide decisions on
planning applications. The Plan has
been prepared taking into account
consultation feedback, evidence
and national policy.

Plan are given at the end of this
guide. This leaflet is only a summary,
explaining the overall vision
and key sites, strategies
and policies. To view and
comment on the Draft
Local Plan (Proposed
Submission version)
and find out more
about the consultation
and background evidence go to
www.welhat.gov.uk/localplan

Public consultation runs from
Tuesday 30 August to 5pm on
Monday 24 October. Details of how
you can comment on the Draft Local

What is the
Local Plan?
The Local Plan is an extremely
important document for the
future of Welwyn Hatfield. It is
the blueprint for growth in the
borough until 2032 and will
guide decisions on planning
applications. It contains:
• a vision for the future of
the borough
• growth targets for housing,
employment and retail
development
• strategic policies
• development management
policies
• site allocations
• Policies Maps
The Local Plan has to comply
with government policy and be
justified by evidence. If the
borough lacks an up-to-date
Local Plan, it could lead to the
costly process of ‘planning by
appeal’ and provide far less
scope to achieve high quality
development supported by the
necessary infrastructure. The
Local Plan will replace the
District Plan 2005.

Consultation
with the
community
For the Local Plan to truly
reflect the needs of local
people, community
involvement at every
stage is essential. In
2009, we consulted on
issues and options for the
Core Strategy. In 2012,
we consulted on the
Emerging Core Strategy,
which set out the
Council’s preferred
strategy and objectives
for planning in Welwyn
Hatfield. In 2011, we
consulted on how many
new homes need to be
built in the borough. In
2015, we carried out
consultation on the Local
Plan, combining an
updated version of the
strategy in the Emerging
Core Strategy with
detailed allocations for
sites. The Draft Local
Plan takes into account
responses to all of these
earlier consultations.
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The Local Plan in numbers
Our housing target to
meet the demands of
future generations is

12,000
new homes.

6,500

homes can be delivered without
developing on Green Belt land.

79%

of our borough
is Green Belt
land.

The amount of this required
for new development in the
Local Plan is less than
The Local Plan will
provide space to create

16,900

new jobs in the plan
period, helping build a
strong local economy.

4%
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Stages
of Plan
Preparation
Evidence gathering
Issues and Options Consultation (2009)
How Many Homes Consultation (2011)

Consult on Emerging Core Strategy
(Nov 2012 - Feb 2013)
Consider responses

This consultation asks
whether or not the Plan
complies with legal
requirements and is
‘sound’.
The Plan has to satisfy the National Planning Policy
Framework’s definition of soundness by being positively
prepared, justified, effective, and consistent with national
policy. It must also meet certain procedural requirements
in the way it is prepared. One of the legal requirements is
a ‘duty to co-operate’. For further information on
soundness and legal requirements please see the
guidance note at www.welhat.gov.uk/localplan

What happens
next?
Following consultation, the Council will consider
and summarise responses received, prior to
submitting these along with the draft Plan to the
Planning Inspectorate. An independent Planning
Inspector will then consider the responses
(representations) to this consultation, alongside
the published plan.

Consult on Local Plan content (Jan 2015)
Consider responses, gather evidence,
identify sites, reconsider strategy

Consult on Draft Local Plan
Proposed Submission (Now)

Consider representations and make
minor changes
Submit for examination – Spring 2017

Examination in Public
Summer 2017

Inspector’s Report and
Adoption of Local Plan
Autumn 2017

Draft Local Plan Summary and Guide Document
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Summary and Guide to the Draft Local Plan

This Key Diagram shows the main
proposals in the Draft Local Plan

August 2016 Welwyn Hatfield Borough Council
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Spatial Vision
The spatial vision is for Welwyn
Hatfield to be a vibrant and culturally
rich place where people choose to live,
work and spend their leisure time.

The Objectives of the
Draft Local Plan
The objectives of the Draft Local Plan are:

• to provide for the borough’s needs to 2032
• to deliver a sustainable pattern of development by
directing most new development to the towns and limited
development to the villages
• working with service providers to deliver mixed and
sustainable communities
• to support and reinforce the role of the borough’s villages
and neighbourhoods and create new sustainable
neighbourhoods
• to reduce people’s impact on the environment by reducing
the need to travel, through the prudent use of natural
resources, through minimising waste, by managing the risk
of flooding and by designing development to take into
account future changes in climate.
• to maximise opportunities to travel by sustainable
transport and manage parking demand.
• to provide an adequate supply and mix of housing
• to protect, maintain and, where possible, enhance the
historic and natural environment
• to enhance opportunities for, and access to, recreation,
heritage, cultural activities and improve green links
• to sustain the viability of our villages and rural economy
• to maintain and enhance the vitality and viability of our
town, neighbourhood and village centres
• to enable Welwyn Garden City and Hatfield to fulfil their
role as centres of economic activity, support growth and lift
areas out of deprivation
• to encourage new investment in the borough.
There are two types of policy in the Draft Local Plan: strategic and nonstrategic. Strategic policies give general principles and non-strategic
policies allocate sites or provide specific criteria for assessing planning
applications. An ‘SP’ before a policy denotes a strategic policy and
‘SADM’ a development management policy or site allocation.
The Local Plan Polices Map shows key proposals
and site allocations.

© Crown Copyright. All rights reserved Welwyn
Hatfield Borough Council LA100019547 2016
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Summary and Guide to the Draft Local Plan

How much
growth?
Welwyn Hatfield needs more housing and jobs to
enable the next generation to afford their own homes,
access varied employment opportunities and enjoy
healthy vibrant communities. The population is
growing, migration levels have been high in recent
years, more people live on their own, people are living
longer and household sizes are becoming smaller,
creating a high demand for housing. House prices are
high in the borough and about 1,500 people are on
the Council housing waiting list.
The Local Plan sets a target for the number of new
homes to be provided over the Plan period (2013 to
2032), based on an objective assessment of need. The
Plan will require a range of different types of housing
to meet the needs of all sections of the community.
Policy SP 2 sets a strategy for growth. In accordance
with this strategy, a number of strategic sites have
been identified. A range of sites to accommodate
growth are identified on the Policies Map.

Policy SP2
Targets for Growth
Policy SP2 proposes:
• A borough-wide housing target of around 12,000 homes
between 2013 and 2032, including affordable housing and
housing for older people
• A net increase of around 330 bed-spaces for specialist
residential (such as care homes) or nursing care between
2013 and 2032
• At least 116,400 square metres of new floorspace for
industry, offices and warehousing to maintain a sufficient
supply of jobs in the borough between 2013 and 2032,
while allowing for flexibility should the economy change
• 12,500 square metres new of retail floorspace to meet
predicted expenditure growth in the borough to 2026.
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This policy also supports the provision of around 1,350 new
dwellings plus associated development on land east of Welwyn
Garden City within the administrative area of East Hertfordshire.

How can we best distribute growth
around the borough?
The towns and villages in the borough are tightly constrained by
Green Belt and the borough has insufficient capacity in its towns
and villages to meet the future demand for growth. In light of
previous consultation responses and updated evidence the Draft
Local Plan directs growth to the borough’s most sustainable
locations, Welwyn Garden City and Hatfield. It also includes
development around some of the borough’s larger villages, as
well as identifying a location for a new village at Symondshyde.
Welwyn Garden City and Hatfield have good transport links,
access to jobs, shops, services and other facilities and potential
to create new neighbourhoods with supporting infrastructure.
There is also good access to employment in London and further
afield. Development would use existing infrastructure, deliver
improvements, and assist regeneration where needed.
Opportunities for development within the towns and larger
villages will be maximised, but a planned release of a limited
amount of land from the Green Belt is necessary to meet the
need for 6,200 dwellings and new employment land which
cannot be provided for within the existing towns and villages.
The Council considers that exceptional circumstances justify
removing land from the Green Belt in sustainable locations
around the edges of the borough’s towns and some villages.
Land is also proposed to be removed from the Green Belt at
Symondshyde north-west of Hatfield to create a new village.
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• The creation of a new village at Symondshyde (Strategic
Development Site SDS6)

Policy SP3
Settlement Strategy and Green Belt
Boundaries
Policy SP3 proposes:
• That Hatfield and Welwyn Garden City are the primary
focus for development; with the allocation of Strategic
Development Sites as the main locations for growth to the
North East of Welwyn Garden City (SDS1), South East of
Welwyn Garden City (SDS2), at Broadwater Road West
within Welwyn Garden City (SDS3/4) and North West of
Hatfield (SDS5) as well as a number of smaller sites

• Support for the creation of a new neighbourhood for
around 1,350 new dwellings plus associated development
on land east of Welwyn Garden City within the
administrative area of East Herts
• To then maintain Green Belt boundaries (as shown on the
Policies Map) throughout the Plan period and only review
these through a review of the Local Plan.
The map below shows the location of all of the development
sites being allocated in the Plan.

• That the excluded villages are a secondary focus for
development at a more limited scale, compatible with the
more limited range of job opportunities, shops, services
and other facilities available within them. One Strategic
Development Site will be allocated at Marshmoor in
Welham Green (SDS7) for a mix of new employment land
and new homes, as well as a number of smaller sites

Total Capacity
2013-2032

Completions
2013-2016
Capacity within urban
areas and from planning
Permissions 2016-2032
Capacity from Green
Belt / Area of Special
Restraint (ASR) release

Sub area

Proposed distribution of housing growth

Welwyn Garden City
359 2,424 2,140 4,923
Hatfield
481
685 1,770 2,936
Woolmer Green
0
4
150
154
Oaklands & Mardley Heath
9
16
31
56
Welwyn
133
153
67
353
Digswell
3
12
0
15
121
6
Welham Green
23
92
333
53
Brookmans Park
6
274
141
5
Little Heath
1
135
416
98
Cuffley
32
286
28 1,144 1,182
Rural Areas
10
Sub-total
1,057 3,484 6,089 10,630
Allowance for applications
79
awaiting determination
1,315
Windfall allowance
Non-implementation
-20
allowance
12,004
Total
A separate development management policy SADM 1 Windfall
Development, will cover consideration of applications for sites
not allocated in the Local Plan.

Draft Local Plan Summary and Guide Document
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Welwyn Garden City
The vision for
Welwyn Garden
City is ‘Reinforcing
the unique heritage
of Welwyn Garden
City to shape
future growth’.

The Draft Local Plan has four specific objectives for Welwyn Garden City which are:
Objective 1

Objective 2

Objective 3

Objective 4

To build upon and
respect the unique
heritage and
design of the town
and to protect its
quality

To ensure that the
town centre remains
the focus for retail
development to
maintain its role as
a leading shopping
destination and
deliver the town
centre strategy

To maintain a
balanced supply
of employment
land to fulfil the
town’s role as a
key centre for
employment

To develop new
neighbourhoods
and neighbourhood
extensions
masterplanned
according to
Garden City
Principles

New homes
The Draft Local Plan allocates 13 sites for new housing in Welwyn
Garden City. Of these 13 sites, four will be strategic sites (of more
than 500 homes). The other nine sites are smaller housing or
mixed use sites. Three of the 13 sites are on land which will be
released from the Green Belt (SDS1, SDS2 and HS2). Policy
SADM21 allocates housing sites in Welwyn Garden City.

Welwyn Garden City sites
Development
Type
North east of Welwyn
Garden City SDS1 (WGC4)
South east of Welwyn
Garden City SDS2 (WGC5)
Broadwater Road West SPD
site (North) SDS3 (Pea02b)
Broadwater Road West SPD
site (West) SDS4 (Pea02c)
Land at Bericot Way and
Waterbeach HS1 (Pan01b)
Creswick HS2 (WGC1)
80 Bridge Road East HS3
(Pea08)
Ratcliff Tail Lift site,
Bessemer Road HS4 (Hal03)
Hyde Valley House, Hyde
Valley HS5 (Hol19)
Town Centre North
Development Site MUS1
(Han40)
Land at Gosling Sports Park,
Stanborough Road HS6
(Han91)
Land at Waterside HS7
(Hal02)
St Michael’s House, Holwell
Road HS8 (Pea24)

Residential-led
mixed use
Residential-led
mixed use
Residential-led
mixed use
Residential-led
mixed use

Number
of homes
650
1,200
850
171

Residential
Residential

28
290

Residential

32

Residential

110
17 (net),

Residential

less 46 care
home beds

Retail-led
mixed use

100

Residential

250

Residential

20

Residential

22
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Strategic site in
Welwyn Garden City
Policy SP17
Mixed use development site at
Broadwater Road West
Site SDS3 (North) (Pea02b) and
SDS4 (West) (Pea02c)
An allocation for mixed use development of around 1,020
dwellings, in addition to those already on site, and at least 17,650
square metres of Class B1 employment floorspace in addition to
that already provided on site. To deliver:
• a sustainable neighbourhood with a mix and density of uses
that suits its central location and supports living and working
in close proximity
• BioPark site retained for Class B1b use, unless no longer
suitable for use as a research facility or reprovided elsewhere
in Welwyn Hatfield
• strong connections between the east side of town, the site
and the town centre
• a wide mix of housing types, sizes and tenures, including a
minimum of 30% affordable housing (on site), subject to
viability; housing for older people; and serviced plots of land
to contribute towards meeting evidenced demand for selfbuild and custom housebuilding;
• sympathetic development informed by the industrial
heritage, re-use of listed structures, urban design and open
space in accordance with principles set out in the Broadwater
Road West Supplementary Planning Document
• large scale uses which are best located near the town centre;
• community uses, fitness / leisure, retail (about 570 square
metres), cafés / restaurants / bars and a hotel.
• a contribution towards school provision off-site in the
immediate vicinity.
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Broadwater
Road West

Policy SP15
The Historic Environment of
Welwyn Garden City
This policy aims to protect and maintain
Welwyn Garden City’s unique character and
ensure that new development protects and
enhances it. The policy requires developers to
demonstrate they have taken into account
and understood the historic character and
significance of the town. Depending on the
scale of development, this would be through
preparing planning statements or briefs. For
developments over 500 dwellings, the Council
will prepare more detailed planning guidance.

Policy SP16
Welwyn Garden City Town
Centre Strategy
This policy sets out a strategy for the Town
Centre. This supports the continuing role of
Welwyn Garden City town centre as the
borough’s main shopping destination and
identifies a need for new floorspace. New
development would be required to make a
positive contribution to improving the town
centre, support the creation of a comfortable,
safe, attractive and accessible shopping
environment and improve the overall mix of
land uses, such as more restaurants and
leisure, in the centre.
The following policies also apply to the town
centre:
• SADM19 Town Centre North
Development Site (MUS1 (Han40))
allocates land for a major development
for shops and dwellings
• SADM20 Acceptable uses outside the
Welwyn Garden City Core Retail Zone
(The Campus, Parkway and Church Road).

Draft Local Plan Summary and Guide Document
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Strategic sites around Welwyn Garden City
Policy SP18
North East of Welwyn Garden City
Site SDS1 (WGC4)
This site was safeguarded in the District Plan 2005 for future development.
A neighbourhood extension at Panshanger to provide:
• 650 dwellings
• minimum 30% of new homes to be affordable housing, subject to
viability
• six Gypsy and Traveller pitches
• a small convenience shop and community hall
• a two form entry primary school
• a structural landscaping area on the northern edge to minimise the
visual impact of the development on the surrounding landscape and
long distance views including views from and across the Mimram valley
• upgraded routes for walkers and cyclists
• The developer must demonstrate that the “opportunistic” use of some
minerals on-site within the development has been considered.
In addition, the Masterplan will allow the opportunity for a realigned grass
runway on land to the north of the Green Belt boundary.

Policy SP19
South East of Welwyn Garden City
Birchall Garden Suburb – Site SDS2 (WGC5)
The release of land from the Green Belt to provide an extension to Welwyn
Garden City to create a new Garden Suburb developed according to Garden
City principles. To provide:
• around 2,550 new homes: of which 1,200 would be in Welwyn Hatfield
and 1,350 in East Herts. Land allocated in Welwyn Hatfield Local Plan
(SDS2) and East Herts District Plan (EWEL1)
• 15 Gypsy and Traveller pitches
• a neighbourhood centre in the East Herts part of the development and a
small neighbourhood centre in the Welwyn Hatfield part
• an employment area to incorporate the Holdings in Welwyn Hatfield,
with land off Birchall Lane (currently Hertfordshire County Council Waste
Site allocation) subject to there being no adverse impact on
neighbouring residential amenity
• healthcare (in the East Herts part of the development) and leisure
• two form entry primary school with Early Years Provision in Welwyn
Hatfield and an all-through school in East Herts comprising a 2 form
entry primary school with Early Years Provision and a secondary school of
up to 8 forms of entry
• mitigation to address traffic impacts on the A414, B195 and A1(M)
• north-south and east-west connections with upgraded walking and
cycling routes to include Lea Valley Path and Cole Green Way
• The developer must demonstrate the extent of minerals that may be
present and that the likelihood of prior extraction in an environmentally
acceptable way has been considered.
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What we are aiming
to achieve here:
a wide mix of housing types, sizes and
tenures, including affordable homes,
housing for older people; serviced plots
of land to contribute towards meeting
evidenced demand for self-build and
custom housebuilding
education facilities (to include dual use
facilities) and community facilities
sustainable transport measures
including improved pedestrian links,
cycle paths, passenger transport and
community transport initiatives
suitable access arrangements and any
necessary wider strategic and local
highway mitigation measures
formal and informal open spaces for
leisure and recreation accessible to
new and existing communities
including play areas, sports fields,
allotments and community orchards,
to contribute to wider ecological
networks including a strategic green
infrastructure corridor from St Albans
to Hertford, upgraded routes for
walkers and cyclists; safe routes for
wildlife, protect and enhance wildlife;
balance the needs of recreation and
nature, provide suitable animal
habitats and undisturbed areas
protect and enhance heritage assets
on-site and in the wider area through
appropriate mitigation measures
landscaping and planting;
sustainable drainage and provision for
flood mitigation
necessary utilities, including integrated
communications infrastructure to
facilitate home-working
develop according to an agreed
masterplan

11

North East of Welwyn
Garden City – Panshanger

Birchall Garden
Suburb

Draft Local Plan Summary and Guide Document
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Hatfield
The vision is for Hatfield is
'Shaping the future of
Hatfield though better
integration’.
The Draft Local Plan has seven specific
objectives for Hatfield which are:
Objective 1
To secure the regeneration of Hatfield town
centre and High View neighbourhood centre.
Objective 2
To deliver sustainable movement and
improved navigation around the town to
connect the town centre, the university, the
business park, the Galleria, Old Hatfield and
the railway station as well as ensuring the
integration of newly planned neighourhoods.
Objective 3
Improve the identity of the town through
public realm improvements, signage, public art
and facilitate cultural activities. Recognise the
role of the town’s heritage as a driver for
community and physical regeneration.
Objective 4
Deliver a mix of housing types and tenures
and integrate new housing growth in
sustainable locations to the benefit of the
town as a whole. Balance the accommodation
needs of students with the needs of the
resident community.
Objective 5
Maintain appropriate access to Ellenbrook
Country Park during mineral extraction as part
of the Green Corridor, and work with St Albans
District Council and Hertfordshire County
Council to restore full access to the Park once
mineral extraction is complete.
Objective 6
Support the provision of new community
infrastructure through investment and
regeneration of Hatfield town centre and the
delivery of a new neighbourhood.
Objective 7
Maximise the benefits of the University of
Hertfordshire and promote an environment for
business and enterprise.
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New homes
The draft Local Plan allocates nine sites for new housing in Hatfield.
Of these, two will involve releasing land from the Green Belt – site
HS11 and Strategic Site SDS5. The other seven sites are smaller
housing or mixed use sites on sites in the urban area. Policy SADM28
allocates housing sites in Hatfield. SADM27 High View
Neighbourhood Shopping Centre (MUS3) allocates land at High
View for residential, retail, service and community uses.

Hatfield sites

North West Hatfield SDS5
(Hat1)
1-9 Town Centre MUS2
(HC100b)
High View MUS3 (HW100)
Land at Onslow St, Audreys
School, Howe Dell HS9 (HE80)
Garages at Hollyfield HS10
(HS31)
Land at South Way HS11
(Hat11)
Land to the rear of Filbert Close
HS13 (HS91)
L Kahn, Manufacturing site,
Wellfield Road HS14 (HE23)

Development
Type

Number
of homes

Residential-led
mixed use
Residential-led
mixed use
Residential-led
mixed use

Approx
1,650

Residential

61 net

Residential

14

Residential

120

Residential

37

Residential

62

66
87 net
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Strategic sites in Hatfield –
land released from the Green Belt
Policy SP22
North West Hatfield Site SDS5 (Hat1)
A new sustainable neighbourhood to provide:
• around 1,650 new homes
• minimum 25% of new homes to be affordable, subject to
viability
• 11-15 Gypsy and Traveller pitches (depending on an
alternative site option HS33)
• a neighbourhood centre to meet day-to-day retail needs
• an employment area
• healthcare, leisure and education facilities, including a new
secondary school with associated playing field facilities and
4 forms of entry at primary school level
• mitigation to address traffic impacts on Coopers Green
Lane, Green Lanes, the A1001 and locations at or around
the A1(M), Junction 4
• north-south and east-west connections with upgraded
routes for pedestrians and cyclists
• local sewerage network and electricity supply network
upgrades
• a wide mix of housing types, sizes and tenures, including
affordable homes, housing for older people; serviced plots
of land to contribute towards meeting evidenced demand
for self-build and custom housebuilding

• education facilities (to include dual use facilities) and
community facilities
• sustainable transport measures including improved
pedestrian links, cycle paths, passenger transport and
community transport initiatives
• suitable access arrangements and any necessary wider
strategic and local highway mitigation measures
• formal and informal open spaces for leisure and recreation
accessible to new and existing communities including play
areas, sports fields, allotments and community orchards, to
contribute to wider ecological networks including a
strategic green infrastructure corridor from St Albans to
Hertford, upgraded routes for walkers and cyclists; safe
routes for wildlife, protect and enhance wildlife; balance
the needs of recreation and nature, provide suitable animal
habitats and undisturbed areas
• protect and enhance heritage assets on-site and in the
wider area through appropriate mitigation measures
• landscaping and planting;
• sustainable drainage and provision for flood mitigation
• necessary utilities, including integrated communications
infrastructure to facilitate home-working
• develop according to an agreed masterplan
• The developer must demonstrate the extent of minerals that
may be present and that the likelihood of prior extraction in
an environmentally acceptable way has been considered.

North West Hatfield

Draft Local Plan Summary and Guide Document
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Other strategic
sites –
land released
from the
Green Belt
Policy SP24
Policy SP20
Hatfield Town Centre Strategy
This supports the regeneration of Hatfield town centre. New
development should make a positive contribution to improving the town
centre, help create a comfortable, safe, attractive and accessible
shopping environment, and improve the overall mix of land uses in the
centre and links to nearby areas. Applications for larger schemes (over
1,000sqm floorspace) will be required to demonstrate how their proposal
will support the delivery of the town centre strategy.
The following policies set out criteria for how parts of the town centre can
be developed in the future:
• SADM22 Development within Hatfield Town Centre Core Retail
Zone allocates this area for retail, office, community, leisure, parking
and residential uses. It allocates 1 Town Centre and 3-9 Town
Centre for retail and new homes
• SADM23 Acceptable uses outside the Core Retail Zone – The
Common and Queensway Opportunity Areas.
• SADM24 Acceptable uses outside the Core Retail Zone – Lemsford
Road Opportunity Area.

Policy SP21
University of Hertfordshire
This policy supports proposals for the enhancement of the university’s
facilities, subject to the following principles:
• a masterplan approach to ensure that any further development
satisfactorily addresses impact on the surrounding area in terms of
traffic, noise, pollution, car parking and visual appearance
• working with the university to further develop adopted travel plans
and parking strategies to improve the situation on the local road
network
• new student accommodation is concentrated on campus wherever
possible
• maintaining links between the university, local businesses and
community sector to encourage economic development,
information sharing and learning programmes. This would ensure
that the university continues to contribute to the local economy and
play a key role in the local community.
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New Village – Symondshyde
Site SDS6 (Hat15)
A new community north west of Hatfield, to
provide:
• around 1,130 new homes
• 10 Gypsy and Traveller pitches (less if
alternative provision at site HS34 is
delivered)
• a small neighbourhood centre to meet dayto-day retail needs
• a new 2 form entry primary school and
associated play space
• north-south and east-west connections with
upgraded routes for pedestrians and cyclists
• mitigation to address traffic impacts on
Hammonds Lane (Symondshyde Lane),
Coopers Green Lane, and locations at or
around Stanborough and the A1(M)
Junction 4
• protect and enhance the setting of
Symondshyde Farmhouse, a Grade II listed
building
• local sewerage network and electricity supply
network upgrades
• a wide mix of housing types, sizes and
tenures, including affordable homes, housing
for older people; serviced plots of land to
contribute towards meeting evidenced
demand for self-build and custom
housebuilding
• education facilities (to include dual use
facilities) and community facilities
• sustainable transport measures including
improved pedestrian links, cycle paths,
passenger transport and community
transport initiatives
• suitable access arrangements and any
necessary wider strategic and local highway
mitigation measures

15
• formal and informal open spaces for
leisure and recreation accessible to new
and existing communities including play
areas, sports fields, allotments and
community orchards, to contribute to
wider ecological networks including a
strategic green infrastructure corridor
from St Albans to Hertford, upgraded
routes for walkers and cyclists; safe
routes for wildlife, protect and enhance
wildlife; balance the needs of recreation
and nature, provide suitable animal
habitats and undisturbed areas
• protect and enhance heritage assets onsite and in the wider area through
appropriate mitigation measures
• landscaping and planting;
• sustainable drainage and provision for
flood mitigation
• necessary utilities, including integrated
communications infrastructure to
facilitate home-working
• develop according to an agreed
masterplan.

Symondshyde

Draft Local Plan Summary and Guide Document
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Policy SP23
Marshmoor Policy Area
Site SDS7 (WeG4b) and wider area
This policy proposes mixed use development at Marshmoor, to the east of Welham Green,
comprising 4.1 hectares of offices, research or light industry and a limited amount of
residential development. The policy gives guidelines to inform a supplementary planning
document which will set out requirements in more detail and should ensure matters such as
access, movement, heritage, landscape, ecology, design, flood risk and drainage are
satisfactorily addressed.

Marshmoor

© Crown Copyright. All rights reserved
Welwyn Hatfield Borough Council
LA100019547 2016
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Village sites
New homes at Woolmer Green
Site

Development
Type

Land east of London Road
HS15 (WGr1)

Residential

New homes at Brookmans Park
Number
of homes
150

Policy SADM27 allocates this site in Woolmer Green.

New homes at Oaklands & Mardley Heath
Site
2 Great North Road
HS16 (OMH8)
Four Oaks, Great North Road
HS32 (GTLAA04)
Land to rear of 2-12 Great
North Road HS17 (OMH5)

Development
Type

Number
of homes

Residential
Gypsy and
Traveller site

5
6
pitch
extension
20

Residential

Policy SADM28 allocates these sites in Oaklands & Mardley Heath.

Site

Development
Type

Number
of homes

Land west of Golf Club Road
HS21 (BrP13)
Residential
Land west of Brookmans Park
Railway Station HS22 (BrP4) Residential
Land east of Golf Club Road
HS23 (BrP14)
Residential

14
250
10

Policy SADM31 allocates these sites in Brookmans Park.

New homes at Little Heath
Site
Land south of Hawkshead
Road HS24 (BrP7)
Land north of Hawkshead
Road HS25 (LHe1)

Development
Type

Number
of homes

Residential

100

Residential

35

Policy SADM32 allocates these sites in Little Heath.

New homes at Welwyn
Site

Development
Type

The Vineyards HS18 (Wel11)
Sandyhurst HS19 (Wel4)
School Lane HS20 (Wel3)

Residential
Residential
Residential

Number
of homes
30
30
7

Policy SADM29 allocates these sites in Welwyn.

New homes and employment at Welham Green
Site
Foxes Lane, Dixons Hill Road
HS35 (GTLAA01)
Marshmoor SDS7 (WeG4b)

Development
Type

Number
of homes

Gypsy and
Traveller site
Employment
(Class B1) and
Residential

12
pitches
80

New homes at Cuffley
Site
36 The Ridgeway and land
to the rear HS26 (No02)
Land at The Meadway
HS27 (Cuf1)
Land south of Northaw Road
East HS28 (Cuf6)
Land north of Northaw Road
East Wells Farm HS29 (Cuf12)
Wells Farm HS30 (Cuf7)
Land west of St Martin de
Porres Catholic Church
HS31 (No10)

Development
Type

Number
of homes

Residential

8

Residential

30

Residential

108

Residential
Residential

73
75

Residential

5

Policy SADM33 allocates these sites in Cuffley.

Policy SADM30 allocates these sites in Welham Green.
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Other Local Plan policies
Policy SP1
Delivering Sustainable Development
This policy sets out a strategy to bring about sustainable
development by:
• planning positively to support economic growth, increase
housing supply and reduce social and health inequalities
while recognising environmental and infrastructure
constraints
• locating new development to minimise the need to travel
and prioritise the use of previously developed land
• protecting and enhancing the borough’s natural and
heritage assets and using natural resources prudently
ensuring that adaptation and mitigation principles relating
to climate change are incorporated into the design and
construction of new development (energy and water
efficiency measures, the use of low carbon and renewable
energy, provision of green infrastructure and sustainable
drainage systems (SuDs))
• ensuring new development contributes to the creation of
mixed, sustainable communities.

Policy SP4
Movement
Under this policy the Council seeks to support both planned
growth and existing development with appropriate transport
infrastructure, with an emphasis on sustainable travel modes and
improving safety for all highway users. The Council will work with
the County Council, as local highway authority, Highways
England, public transport operators, developers and other
relevant bodies to design and fund improvements to transport
infrastructure necessary to support growth or to improve
accessibility to existing centres, employment areas and
community facilities.
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This policy is accompanied by development management
policies SADM2 Highway Network and Safety and SADM3
Sustainable Travel for All. These set out criteria for assessing
the impact of proposals on the highway network and provision
for cycling and public transport.

Policy SP5
Quantity and Location of Retail
Development
This policy sets out the overall approach to shopping in the
borough. Key elements include:
• support for additional retail floorspace to meet forecast
expenditure growth to 2026 in the retail hierarchy with
priority given to the provision of additional comparison
floorspace in Hatfield and Welwyn Garden City town centres
• the majority of new retail development to focus in the two
town centres, protecting the role and function of village and
neighbourhood centres
• provision for small neighbourhood shopping centres at new
neighbourhoods at North West Hatfield (SDS5), at
Symondshyde (SDS6) and South East of Welwyn Garden
City (SDS2) and a convenience shop at the neighbourhood
extension North East of Welwyn Garden City (SDS1)
• commitment to regenerate and renew Hatfield town centre
and existing Council-owned neighbourhood centres where
required
• support for the renewal and regeneration of the borough’s
other neighbourhood and village centres and for a new
neighbourhood centre in the part of Birchall Garden Suburb
that lies in East Herts.
The following policies set out criteria which retail proposals
should address: SADM4 Development in Designated Centres,
SADM5 Development Outside Designated Centres and
SADM6 Shopfronts, Advertisements and Signage.
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Policy SP6
Community Services and Facilities
This policy seeks to ensure that communities can access a range
of community services and facilities by guarding against their
loss; supporting their expansion, upgrading and improvement;
supporting new provision where there are known gaps in
provision; encouraging wider use of existing facilities; and
requiring new neighbourhoods to provide for needs of the new
communities created by that development.
This policy is supported by policies SADM7 New community
services and facilities and losses of community services and
facilities and SADM8 Cemetery extension at South Way,
Hatfield.

Policy SP7
Type and Mix of Housing
This policy sets out our approach to providing a range of housing
to support the needs and requirements of different households;
creating sustainable, inclusive and mixed communities; and
widening housing choice and opportunities for home ownership.
Key elements of the policy are as follows:
• affordable housing will be sought as follows, with priority
for delivery on site:
• 25 per cent in Hatfield on sites large enough for 11 or
more dwellings (0.5 hectares or more)
• 30 per cent in Welwyn Garden City on sites large enough
for 11 or more dwellings (0.5 hectares or more)
• 35 per cent in the villages of Brookmans Park, Cuffley,
Digswell, Little Heath, Oaklands and Mardley Heath,
Welham Green, Welwyn and Woolmer Green for sites
large enough for 11 or more dwellings (0.5 hectares or
more)
• 30 per cent for redevelopment or re-use of major
developed sites within the Green Belt or other previously
developed sites large enough for 11 or more dwellings in
sustainable locations compatible with Green Belt policy
(0.5 hectares or more)

• Rural Exceptions Sites to provide small scale affordable
housing schemes of up to 4 new dwellings.
• All Strategic Development Sites to provide for serviced plots
of land to contribute towards meeting the evidenced
demand for Self-build and Custom Housebuilding in the
borough.
• At least 20% of all new dwellings on sites of 5 or more new
dwellings to meet standards for accessible and adaptable
dwellings.
• Housing for older people: a net increase of around 715
dwellings. Provision of a range of options in accessible
locations, such as 'granny annexes', sheltered housing, flexicare, extra-care, assisted living and other forms of
supported housing. Housing designed for older people
should comprise 5% of all new housing at Strategic
Development Sites.
• A net increase of around 330 bed-spaces to help meet the
accommodation needs of those who need specialist,
supported residential or nursing care in the borough's
towns and excluded villages.
• An additional 61 pitches over the Plan period to meet
Gypsy and Traveller accommodation needs
• Houses in Multiple Occupation: approval subject to there
being no over concentration of such accommodation
resulting in an imbalance within local communities or other
significant adverse impacts. Our current standard is no more
than 20 per cent in a given area.
• Support for purpose built on-campus student
accommodation to meet needs where this is in accordance
with a Council-approved masterplan and for off-site
purpose built accommodation where it is highly accessible
to a main university or college campus within the borough
by walking, cycling and public transport and provides
sufficient on-site car parking. Safeguarding the amenity of
residents and local communities and character of the area
is a key consideration.
Policy SADM 9 Loss of residential sets out further criteria which
proposals will be expected to meet.
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Policy SP8
The Local Economy
This policy sets out a strategy to plan for jobs, guide the
future of the local economy and workforce, and allow the
borough to reach its full economic potential. The policy sets
out how the Council will support economic prosperity and
encourage investment and job creation by:
• ensuring that provision is made for business sectors
already well represented in Welwyn Hatfield and those
looking to invest in the area
• maintaining a balance of types of employment so that
opportunities are available for people with a range of
different skills and level of skill
• providing for a range of opportunities, in terms of sites
and premises, to allow new and emerging sectors to be
accommodated
• seeking to maintain a range of different types of
employment land to provide a flexible supply to support
the local economy
• retaining existing employment areas
• supporting the provision of childcare facilities at new
employment developments
• supporting the provision of training facilities or other
opportunities to improve the skills and qualifications of
the local workforce
• supporting small scale business diversification on farms.
Policy SADM10 Employment development allocates areas
designated for employment and sets out criteria proposals
would be expected to meet.

Policy SP9
Place Making and High Quality Design
This policy would require proposals to deliver high quality
design that fosters a positive sense of place. Proposals would
be expected to:
• respond to character and context
• be legible, permeable (which means easy to navigate
and move through) and well connected, safe and secure
• deliver high quality public space and landscaping
• make space for nature to benefit people and wildlife
• be vibrant and diverse – offer an appropriate mix of
uses to support sustainable, vibrant places to live, work
and visit and public spaces and publicly accessible
buildings which are inclusive.
• apply principles set out in the policy to address matters
such as height, building form and function.
Policies SADM11 Amenity and Layout and SADM12
Parking, Servicing and Refuse set out further, detailed
criteria.

August 2016 Welwyn Hatfield Borough Council
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Policy SP10

Policy SP12

Sustainable Design and Construction

Strategic Green Infrastructure

Development needs to be responsive and resilient to
environmental risks and climate change, and seek to protect and
enhance other aspects of the natural environment. This policy
encourages development to re-use land and buildings; maximise
energy efficiency; incorporate water conservation measures and
renewable and/or low carbon technologies (such as solar panels);
enhance biodiversity (the variety of plant and animal life) by
incorporating new and existing habitat and landscaping into the
layout and design of proposals; and create space for growing
food, both at a building and wider community scale.

Under this policy we will plan positively for the creation,
protection, enhancement and management of networks of
green infrastructure, which includes parks, open spaces, playing
fields, river corridors and woodlands. The Council will:

Policies SADM13 Sustainability requirements and SADM14
Flood Risk and Surface Water Management set out criteria
which proposals would be expected to meet.

Policy SP11
Protection and Enhancement of Critical
Environmental Assets
This policy sets out the strategic approach to protecting and
enhancing the borough's critical environmental assets within the
planning process. Key elements include:
• protecting the best and most versatile agricultural land that
has the greatest potential for local food security
• requiring proposals that affect the water environment to
protect and enhance the ecological status of water bodies
and maintain its flood management function
• avoiding development in Flood Zone 3
• supporting development that would secure positive
improvements to and ensure the long-term conservation of
ecological and heritage assets for the enjoyment of future
generations
• supporting the designation of ecological and heritage
assets where it is deemed appropriate and necessary to
safeguard them for the enjoyment of future generations
• protecting and maintaining new areas of Urban Open Land
created through development of sites allocated within the
Local Plan

• work with partners to actively support the creation and
enhancement of strategic green infrastructure across the
borough
• aim to ensure no overall net loss in green infrastructure
across the borough within the Plan period
• support opportunities to link existing green spaces and
improve public access and amenity to provide a
comprehensive network of functional, linked spaces for the
benefit of wildlife, biodiversity and the community
• require development to plan positively for, and contribute
to, the creation and management of high quality,
multifunctional green spaces linked to the surrounding
green infrastructure network
• refuse development that would compromise the integrity,
functionality or cause significant fragmentation of the
green infrastructure network.
• require new development to have regard to standards for
provision of open space set out in the Planning Obligations
Supplementary Planning Document including play spaces,
sports pitches and other recreational facilities.
• seek developer contributions to deliver strategic green
infrastructure including that identified in the Welwyn
Hatfield Green Infrastructure Plan and require support to
deliver the following projects:
• Implementation of the Hertfordshire Rights of Way
Improvement Plan
• Improvements to the River Mimram and Lea corridors
• Greening of the urban environment in Welwyn Garden
City and Hatfield
• Implementation of Welwyn Hatfield Green Corridor
project
• work with partners and developers to enable the delivery of
an east-west Green Corridor across the borough between
Welwyn Garden City and Hatfield.

Policies SADM15 Heritage, SADM16 Ecology and Landscape,
SADM17 Urban Open Land and SADM18 Environmental
Pollution set out criteria which proposals would be expected to
meet.
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Policy SP13

Policy SP26

Infrastructure Delivery

Neighbourhood Planning

This policy would require developers to contribute to the
reasonable costs of enhancing existing infrastructure (including
roads, schools, healthcare and amenities) or providing new
physical, social and green infrastructure, required as a result of
their proposals. This will be through either financial contributions
(including planning obligations and/or the Community
Infrastructure Levy), or by providing infrastructure on site.

Neighbourhood Plans prepared in the borough will be expected
to:

The Council's Infrastructure Delivery Plan sets out the key
infrastructure projects that will be required to deliver the Local
Plan objectives.

Policy SP14
New Schools
This policy aims to ensure proper provision for education within
the borough, for new and existing populations. The proposed
housing target in the Local Plan gives rise to a requirement for
additional secondary education capacity equivalent to three new
secondary schools. Locations for two new secondary schools are
identified: on land within SDS5 at North West Hatfield and
another at Birchall Garden Suburb, east of Welwyn Garden City
within East Hertfordshire. If available evidence suggests a third
school would be needed to serve Welwyn Garden City, the policy
proposes a sequential approach to guide the search for suitable
sites whereby sites within the urban area are investigated first.
Should there be no suitable sites in the urban area, sites in the
Green Belt will be considered provided very special circumstances
can be demonstrated. Previously developed sites in the Green
Belt should be considered before greenfield sites. The location for
additional secondary school capacity should be well-related to
the communities it is intended to serve.

Policy SP25
Rural Areas
Under this policy, the Council will support diverse and sustainable
farming and other countryside-based enterprises and activities
which contribute to rural economies and meet the principles of
sustainable development. Limited infill development and the reuse or conversion of existing buildings would be supported where
compatible with their Green Belt location, the settlement
strategy and the protection of critical assets. The policy supports
the retention of local facilities and provision of new facilities and
infrastructure which are important to rural communities’ social
and economic well-being.
Policies SADM34 Development within the Green Belt
provides further criteria affecting proposals in rural areas and
policy SADM35 Site Allocations within Rural Areas allocates
sites for development.
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• demonstrate how they contribute to the Local Plan’s
strategic objectives and are in general conformity with its
strategic policies
• set out how they will promote sustainable development in
accordance with the principles set out in Policy SP1
• demonstrate that they have had regard to information on
local need for new homes, jobs and facilities for their Plan
area.
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Other documents
also available at
www.welhat.gov.uk/localplan
Sustainability Appraisal
External consultants have assessed the proposed Local Plan
policies and sites for their social, economic and environmental
impacts. You can also comment on their assessment.

Habitats Regulations Assessment
External consultants have also assessed the impact of Local Plan
policies and sites on protected European habitats. You can also
comment on their assessment.

Draft Infrastructure Delivery Plan
Our Draft Infrastructure Delivery Plan identifies infrastructure
requirements which arise in order to meet the identified need for
housing employment and retail, such as community facilities,
education, roads and sewerage. It considers their cost, delivery
timescales, potential funding mechanisms and who should
provide them. You can comment on the contents of the Draft
Infrastructure Delivery Plan.
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How to respond
This consultation on the draft Local Plan for Welwyn
Hatfield runs for an 8 week period from Tuesday 30
August until 5pm on Monday 24th October.
You can respond online, by post or email, but you should
complete a response form so any representation you make
can be forwarded to the Planning Inspectorate. At this stage,
the Inspector will only consider responses based on specific
criteria, which the form explains. If you do not use a form, your
response may not be sent for consideration, as it is unlikely to
meet the Inspector’s examination requirements.

Please send us your completed representation
forms via one of the following:
Online:

www.welhat.gov.uk/localplan

Email:

localplan@welhat.gov.uk

Post:

Planning Policy
Welwyn Hatfield Borough Council,
Council Offices, The Campus,
Welwyn Garden City, AL8 6AE

For further information call Planning Policy on 01707 357532
or email localplan@welhat.gov.uk
Find out more at one of our consultation events during the
public consultation period – see
www.welhat.gov.uk/localplan for more details.
Paper copies of the documents are available to view at:
• Welwyn Hatfield Borough Council Offices
• Brookmans Park Library
• Cuffley Library
• Hatfield Library
• Welwyn Garden City Library
• Welwyn Library
• Woodhall Library

What happens next?
After the consultation, the Council will summarise the main
issues raised prior to submitting the Plan for examination by an
independent Planning Inspector appointed by the Government.
The Council will send all representations received during the
consultation to the Inspector, together with supporting
documents. We cannot accept anonymous responses and all
comments will be published on the Council’s website and
submitted to the Inspector.

If you would like to receive this summary guide in
a different language or format please call 01707
357000 or email contact-whc@welhat.gov.uk

www.welhat.gov.uk/localplan

