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1. Introduction 
 

1.1 This Statement of Case has been produced on behalf of approved Rule 6 parties Keep the G 

in WGC and the Welwyn Garden City Heritage Trust (referred to collectively throughout as 

‘the parties’), in relation to appeal reference APP/C1950/W/22/3294860 at BioPark, 

Broadwater Road, Welwyn Garden City.  

1.2 Keep the G in WGC is a community group focussed on working with residents, developers 

and the local authority to ensure that new developments offer sustainable and tangible 

benefits to Welwyn Garden City, and that they complement, enhance and reflect Garden 

City principles, values and heritage. 

1.3 The Welwyn Garden City Heritage Trust record and celebrate the history and role of Welwyn 

Garden City in the evolution of town planning worldwide within the town, nationally and 

internationally. It aims to promote high standards of planning, architecture and conservation 

in Welwyn Garden City that are in keeping with garden city principles, preserve or enhance 

its beauty or amenity. By upholding and promoting the garden city ethos and to making 

these standards known to residents the Trust aims to foster pride in their home and its 

environment. 

1.4 This Statement of Case summarises the position and evidence that the above Rule 6 parties 

propose to provide at the Inquiry. The parties support Welwyn Hatfield Borough Council’s 

position in refusing the Broadwater Gardens planning application as detailed below. 

 

2. The proposed development 
 

2.1 Planning application 6/2020/3420/MAJ for the demolition of existing buildings and the 

erection of 289 residential units and community hub (Use Class F2/E) with public realm and 

open space, landscaping, access, associated car and cycle parking, refuse and recycling 

storage and supporting infrastructure, on the BioPark site, Broadwater Road, Welwyn 

Garden City, was refused on 16th September 2021. 

2.2 The decision notice presented the following three reasons for refusal: 

 

1. The proposed housing tenures and mix (including affordable housing) would fail to meet 

the objectively assessed need (OAN) for housing in the borough and would not 

contribute to creating a sustainable, inclusive and mixed community. As such, the 

application is contrary to Policy SP 7 of the emerging local plan.  

2. The application, including the Transport Assessment, fails to provide sufficient evidence 

that the transport impact, car parking and proposed transport mitigation strategy shall 

achieve sustainable transport objectives and shall not result in any unacceptable impact. 

As such, the application is contrary to Policy H2 of the District Plan, the Council's Parking 

Guidance SPG and interim Policy for Car Parking Standards and Policies SP 4, SADM 2 

and SADM 3 of the emerging local plan. 

3. The proposal by reason of its form, height, bulk, scale and massing does not achieve high 

quality design. The proposed Development also does not respect or relate to the 

character and context of the local area and fails to maintain, enhance or improve the 

character of the existing area. As such, the application is contrary to Policies D1 and D2 

of the District Plan and the Broadwater Road West SPD, Paragraphs 130 and 134 of the 
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National Planning Policy Framework (NPPF, 2021) and Policy SP 9 of the emerging local 

plan. 

 

3. Statement of Case 

 
3.1 The parties are supportive of the reasons for refusal identified by Welwyn Hatfield Borough 

Council. This Statement therefore presents the parties views on the key issues relating to the 

reasons for refusal, specifically addressing why the proposed development is inappropriate 

and should be refused at appeal when considering the proposed housing mix, car parking 

arrangements, and the design of the development when taking in account the unique 

national and international importance of the town as a Garden City.      

 

a) Housing Mix 
3.2 The development proposes a unit mix of 129 x 1-bed (44%), 126 x 2-bed (44%), 26 x 3-bed 

(9%), and 8 x 4-bed (3%). 29 units (10%) are proposed as affordable housing, with the tenure 

being 100% shared ownership. The proposed housing mix was included within the Councils 

reasons for refusal, stating that the ‘proposed housing tenures and mix (including affordable 

housing) would fail to meet the objectively assessed need (OAN) for housing in the Borough 

and would not contribute to creating a sustainable, inclusive and mixed community’. 

3.3 Policy H7 of the 2005 Welwyn Hatfield District Plan (WHDP) seeks the provision of 30% 

affordable housing, and the provision of affordable housing based on information in the 

‘latest housing needs survey’. In addition, WHDP Policy H8 expects new developments to 

reflect shortfalls of flats, bedsits and one and two bedroom properties, ensuring a mixture of 

tenures on a site and avoiding the creation of large areas of housing with similar 

characteristics.  

3.4 Policy SP7 of the emerging draft Local Plan states that new developments should 

demonstrate how the mix of tenure, type and size of housing proposed reflects the Councils 

latest evidence of housing need and market demand. In addition, Policy SP7 also requires 

the provision of 30% affordable housing from new development proposals.    

3.5 The Strategic Housing Market Assessment Update1 (SHMA) supporting the emerging draft 

Local Plan identified the size of housing needed in the area between 2013-2032, as 

presented in the table below. This was further updated in a June 2019 Technical OAN Paper2 

as outlined in the table below.  

Sources 
Housing mix 

1 bed 2 bed 3 bed 4 bed 

SHMA  13% 22% 41% 23% 

Technical OAN Paper 14% 23% 41% 22% 

Proposed development mix 44% 44% 9% 3% 

 

3.6 In relation to the delivery of flats and houses, the SMHA3 noted that ‘while the delivery of 

flats may contribute towards meeting additional demand for smaller housing, there will be a 

 
1 Strategic Housing Market Assessment Update, Turley, May 2017 
2 Welwyn Hatfield Technical OAN Paper, The Implications of the 2016-based SNPP and SNHP on the Welwyn 
Hatfield OAN, Turley, June 2019 
3 See paragraph 5.18 
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clear need to ensure a balanced delivery of different types of housing to meet the demand 

for different sizes of housing in Welwyn Hatfield’. In addition, the 2019 Technical OAN 

Paper4 identified that between 2013-2032, in order to sufficiently meet local needs, 77% of 

new dwellings in the area are required to be houses and 23% are required to be flats.  

3.7 The development does not meet the affordable housing requirements for the area set out 

within WHDP H7 and emerging draft Local Plan Policy SP7. It is acknowledged that a 

Financial Viability Statement was submitted with the application, and independently 

reviewed on behalf of the Council, to demonstrate that the site is unable to provide a level 

of affordable housing which meets adopted and emerging policy requirements. The inability 

of the proposed development to appropriately support local affordable housing needs, 

however, makes it even more important for the proposed development to assist in 

supporting local needs for market housing.  

3.8 As outlined above, the SHMA and Technical OAN Paper demonstrates a significant need for 3 

and 4 bedroom houses in the area. The proposed development includes 88% 1 and 2 

bedroom flats, and overall 97% of the development is proposed to be flats. While WHDP 

Policy H8 does support the provision of smaller properties to meet identified shortfalls, the 

local housing need evidence supporting the emerging Local Plan does not identify significant 

shortfalls in the provision of smaller properties which would warrant a proposed housing 

mix to be so focused on the supply of 1 and 2 bedroom flats. In addition, there is an existing 

approval north of the site5 providing around 1,245 1 and 2 bedroom properties, therefore 

any local demand for this type of housing will be sufficiently provided by existing 

developments in the area.  The type and mix of housing being proposed on the site has no 

relation to the identified local needs for the area, and does not take into account the 

existing approvals for smaller dwellings in the surrounding area which will adequately 

support local needs for this housing type.  The proposed housing mix is therefore contrary to 

the requirements of emerging Local Plan Policy SP7.   

3.9 It is accepted that housing need evidence should not be applied rigidly within planning 

policies and in the determination of planning applications, and there should be some 

consideration of the location of the site and the characteristics of the surrounding area. 

Approved development north east of the site in the Former Shredded Wheat Factory site6 

presents an example where the provision of predominantly 1 and 2 bedroom dwellings was 

considered appropriate by the Council given the specific circumstances relating to that site. 

As the Former Shredded Wheat Factory site has immediate access to the train station and 

services and facilities within the town centre, the Council has considered that higher density 

development and the provision of a large amount of smaller 1 and 2 bedroom properties 

would be appropriate in this specific location. The Councils acceptance of this approach for 

the Former Shredded Wheat Factory site does not automatically mean that a similar housing 

mix is appropriate on all other sites in the surrounding area. In particular, sites which are 

further away from the train station and town centre services and facilities will be less 

appropriate for the high density development of smaller dwellings which are characteristic 

of town centre development.   

3.10 In comparison to the Former Shredded Wheat Factory site, the appeal site is further away 

from the train station and town centre services and facilities and has a distinctly different 

 
4 See paragraph 6.22 and Table 6.3 
5 The Former Shredded Wheat Factory site, 6/2018/0171/MAJ, referred to throughout this Statement as the 
Former Shredded Wheat Factory site development.  
6 6/2018/0171/MAJ 
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context and is therefore not appropriate for the same high-density development with 

smaller dwellings, characteristic of town centre development. 

3.11 As summarised further below, the type of housing within the existing area changes going 

south from the Former Shredded Wheat Factory site away from the train station and town 

centre access.  The existing provision of dwellings is more focused on larger houses with two 

or more bedrooms. The area immediately adjacent to the proposed development site 

provides an example of this pattern, where around 23% of dwellings within the 

development7 are 3 or 4 bedroom houses. The wider mix of housing types in the existing 

residential areas surrounding the site is not reflected within the proposed housing mix, 

where only 12% of the dwellings provided on the site would be 3 and 4 bedroom properties. 

If approved, 88% of dwelling on the appeal site would be 1 and 2 bedroom dwellings, the 

proposed mix would create a large area of smaller dwellings with similar characteristics, 

contrary to the requirements of WHDP Policy H8 and the approach taken in existing 

development surrounding the appeal site.   

3.12 As the proposed housing mix fails to meet the local needs of the area, it is clear that the 

proposed mix is based instead on maximising the development capacity of the site. As 

outlined further below, this is contrary to the Garden City ethos upon which Welwyn Garden 

City was founded and continues to thrive. ‘Garden City Standards for the 21st Century Design 

and Masterplanning8’ summarises the design approach of the original Garden Cities of 

Letchworth and Welwyn, and highlights the main themes of creating ‘room to breathe’ by 

providing spacious and well-planned homes, moving away from overcrowded living 

conditions, which do not support the quality of life expected of a Garden City environment. 

3.13 The character of the surrounding area, the wider housing needs of the Borough, and the 

importance of the site set within the context of a Garden City, do not support a 

development with the proposed extent of small flats. The proposed housing mix is contrary 

to local planning policy, and is therefore appropriate as a reason to refuse the proposed 

development. Any alternative decision would set a dangerous precedent regarding the 

appropriateness of this type of development within other areas of Welwyn Garden City.  

 

b) Car parking arrangements  
3.14 WHDP Policy D5 requires parking provision to be included in new development, carefully 

designed to prevent the ‘over dominance of car parking’. WHDP Policy M14 requires parking 

provision for new development to be provided in accordance with the standards set out in 

the Welwyn Hatfield Parking Standards Supplementary Planning Guidance9 (Parking 

Standards SPG).   

3.15 The Parking Standards SPG requirements in Zone 2 (which covers the northern part of the 

development site) are 0.75 per 1-bed dwelling, 1 space per 2-bed dwelling, 1.5 spaces per 3-

bed dwelling, 2 spaces per 4-bed dwelling, and 1 long term cycle space per unit (if no storage 

is provided). Block F and the townhouses are within Zone 3, where the SPG requirements are 

1.25 spaces for a 1-bed dwelling, 1.5 for a 2-bed dwelling, 2.25 for a 3-bed dwelling and 3 

spaces for a 4-bed dwelling. The Broadwater Road West Supplementary Planning 

Document10 (SPD) supports the requirements set out in the Parking Standards SPG. 

 
7 Former Roche Products site, planning approval N6/2010/1776/MA 
8 Garden City Standards for the 21st Century, Guide 3 Design and Masterplanning, Town and Country Planning 
Association, 2017 
9 Welwyn Hatfield Parking Standards Supplementary Planning Guidance, Welwyn Hatfield Council, 2004 
10 Broadwater Road West Supplementary Planning Document, Welwyn Hatfield Council, 2008 
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3.16 In August 2014 the Council published the Interim Policy for Car Parking Standards and 

Garages11 which clarified that the Council will treat the car parking standards set out in the 

Parking Standards SPG as guidelines rather than maximums, and that the appropriate 

provision of parking within applications will be determined on a case by case basis subject to 

relevant circumstances, context, and national planning policy and guidance.   

3.17 The proposed development includes 197 residential parking spaces, providing a ratio of 

around 0.68 car parking spaces per dwelling. In addition, the proposed development also 

includes parking for the gym/café, visitors, the car club, and motorcycles which in total 

provide 226 spaces. To be in accordance with the Parking Standards SPG, the proposed 

development would need to provide a total of 309.25 spaces (287.25 residential spaces and 

22 spaces relating to the gym/café). The proposed development fails to meet the parking 

standards recommended within the SPG by 83.25 spaces. The proposed development is 

therefore contrary to WHDP Policy M14.  

3.18 The Parking Standards SPG remains in place as a material consideration, and should 

therefore be used alongside relevant policies to consider the appropriateness of the 

proposed development in relation to parking. While it is acknowledged that the Parking 

Standards SPG provides only guidance, and in accordance with the 2014 Interim Policy there 

is no requirement for strict adherence to the standards, the Parking Standards SPG assists in 

demonstrating that the proposed development falls significantly short of what the SPG 

would consider an appropriate provision of parking. 

3.19 The appellants have proposed that a condition would be imposed upon the proposed 

development to deliver a pedestrian and cycle link going north through the Former 

Shredded Wheat Factory site to provide direct access to the station and town centre 

beyond. The site immediately north of the appeal site is currently in employment use, and it 

is therefore unclear when a pedestrian and cycle access north of the site to the station 

would be delivered. Therefore, in the short term, pedestrian and cycle access to and from 

the site would be using the existing site access from Broadwater Road. This does not provide 

good quality pedestrian and cycle access to surrounding areas, and in particular to the 

station and town centre. The limited provision of car parking on the site is based on the 

presumption that there will be high level of walking and cycling as transport modes from the 

site. However, the poor quality of pedestrian and cycle links to surrounding areas from the 

proposed development in the short term will not encourage residents to walk and cycle to 

access local services and facilities.     

3.20 While the site is located within walking and cycling distance of the train station, rail routes 

from Welwyn Garden City are limited to north to south routes only.  The limited availability 

of east to west links will limit the extent to which future residents will be able to meet their 

long-distance travel needs without owning and using a car.  Similarly, while bus services are 

available on Broadwater Road and within the surrounding area, there is concern that the 

limited evening and weekend services, even following the service improvements proposed 

through the two years of developer contributions, will not be sufficient to allow residents to 

fully meet their needs without the use of a car. Based on the quality of public transport 

provision in the area, and taking into account the likely need for a car for future residents to 

fully meet their travel needs, the provision of parking on the site will be inadequate to 

support the number of residents likely to require a car.  

3.21 In seeking to demonstrate the appropriateness of providing a provision of parking 

significantly below the recommended parking standards, the appellant has compared the 

 
11 Interim Policy for Car Parking Standards and Garages, Welwyn Hatfield Borough Council, 2014 
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site to the level of provision within the Former Shredded Wheat Factory site development. 

However, this site has significantly better pedestrian and cycle accessibility to the train 

station and services and facilities within the town than the appeal site.  It is therefore more 

appropriate to compare the provision of parking with existing development immediately 

neighbouring the site.  Within the neighbouring Former Roche Products site12 the 

development provided parking in excess of the local parking standards, providing 223 

residential spaces at a ratio of 1.06 spaces per dwelling. The provision of parking on the 

Former Roche Products site more appropriately considers the ability of residents needs to be 

met solely by surrounding public transport services, the accessibility of the area to key 

services and facilities, and the likely transport needs of future residents where a private 

vehicle will be required for some journeys. 

3.22 It should be noted that other similar development proposals in the surrounding area have 

also been refused due to parking concerns.  Proposed development at 73 Bridge Road East13 

for 111 dwellings included a total of 111 car parking spaces, a significantly higher provision 

of parking than the appeal site, but still below the recommended provision within the 

Parking Standards SPD.  The Council refused the application where the levels of parking were 

considered unsatisfactory, and would result in parking stress for users. There is clearly 

significant concern in this area of Welwyn Garden City regarding the provision of parking, 

which should therefore be carefully considered on the appeal site given the significant 

number of dwellings proposed.   

  

c) Design 

Importance of design  

3.23 Recent national planning policy guidance and legislation has placed a strong emphasis on 

creating beautiful places with high quality design. The NPPF highlights the importance of 

well-designed places and buildings and this is further set out in the National Design Guide 

(NDG, 2021) and National Model Design Code (NMDC, 2021). Paragraph 124 of the NPPF 

states that ‘the creation of high quality, beautiful and sustainable buildings and places is 

fundamental to what the planning and development process should achieve’. The NDG goes 

on to explain that ‘the underlying purpose for design quality and the quality of new 

development at all scales is to create well-designed and well-built places that benefit people 

and communities’. Of particular relevance for decision making and local planning design 

policies is paragraph 134 of the NPPF which states that ‘development that is not well 

designed should be refused, especially where it fails to reflect local design policies and 

government guidance on design, taking into account any local design guidance and 

supplementary planning documents such as design guides and codes’.  

3.24 Research by the Place Alliance14 has concluded that the stronger wording regarding high 

quality design in the latest version of the NPPF has shifted the balance in recent planning 

appeals, providing greater weight in the consideration of design. The increasing emphasis on 

high quality design within national planning policy is highlighted within the Levelling Up and 

Regeneration Bill (May 2022) which seeks to enshrine powers to support the delivery of 

beautiful places with locally informed design standards by requiring the production of design 

codes in each local authority. As stated by the Secretary of State MP Michael Gove15, ‘even 

 
12 N6/2010/1776/MA 
13 Planning application: 6/2020/2268/MAJ 
14 Appealing Design, Place Alliance, 2022 
15 https://www.housingtoday.co.uk/news/gove-ditches-five-year-land-supply-policy/5117493.article  

https://www.housingtoday.co.uk/news/gove-ditches-five-year-land-supply-policy/5117493.article
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as we seek to improve housing supply, we also seek to build communities that the people 

love and are proud of. It’s no kind of success simply to hit a target if the homes that are built 

are shoddy, in the wrong place, don’t have the infrastructure required and are not 

contributing to a beautiful community. Ultimately, when you’re building a new dwelling, 

you’re not simply trying to hit a statistical target. Arithmetic is important but so is beauty, so 

is belonging, so is democracy and so is building communities’. 

3.25 The Councils reason for refusal states, ‘The proposed Development also does not respect or 

relate to the character and context of the local area and fails to maintain, enhance or 

improve the character of the existing area’. The existing character and context of the local 

area is defined by the Garden City ethos on which the town was founded. The site sits on the 

boundary of the original Garden City townscape which has a distinct sense of place and local 

identity, which forms part of the unique heritage of the town. 

 

Broadwater Road West Supplementary Planning Document 

3.26 The Broadwater Road West SPD16 was produced in 2008 to outline the Council’s vision for 

the future of the Broadwater Road West area, providing a masterplan to guide and promote 

the development of the area. The appeal site was still in use as an employment site when 

the SPD was produced.  The SPD therefore sought to maintain its use as an employment site, 

while enabling residential development to take place in the surrounding area. Since the 

publication of the SPD it has been demonstrated that the appeal site is no longer required 

for employment uses, it is accepted that residential development can now take place on the 

site, and proposed modifications to the emerging draft Local Plan have therefore included 

an allocation on the site for residential development.  

3.27 While the use of the site as considered in the SPD is proposed to change, the site still forms 

part of the wider Broadwater Road West area included within the SPD, and it is therefore 

appropriate that the design guidance relating to redevelopment of residential elements of 

the area should now be applied to the appeal site.   

3.28 The SPD was produced to support the Local Plan policies in guiding the regeneration and 

the redevelopment of the Broadwater Road West area.  The SPD remains part of the 

adopted Development Plan, and is referred to throughout the emerging draft Local Plan as 

an SPD ‘which will guide development at key regeneration locations within the Borough’. 

The SPD therefore remains a material consideration in the determination of development 

proposals in the area, and the design guidance within the SPD should inform an assessment 

of the appropriateness of development proposals on the appeal site.  

3.29 Emerging draft Policy SP17 requires residential allocations within the Broadwater Road 

West area to ‘adopt the urban design principles’ and ‘incorporate open space in accordance 

with the principles set out in the Broadwater Road West SPD’. The implementation section 

notes that ‘the masterplan framework and design guidance for development of this site set 

out in the 2008 Broadwater Road West Supplementary Planning Document will be used 

when considering planning applications for development of this site’.  

3.30 The emerging draft Local Plan therefore demonstrates a clear preference for the 

development proposals in this area to align with the design recommendations of the SPD. 

Design principles within the SPD most significant for development proposals on the appeal 

site include: 

 
16 Broadwater Road West Supplementary Planning Guidance, Welwyn Hatfield Council, 2008 
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• A requirement for the development of the site to be of the highest quality, 

respecting the spirit of the Garden City design principles (p33). 

• A requirement for all new developments to respect and relate to the character and 

context of the area (p45).  

• A recommended maximum building height of 5 storeys, with criteria provided to 

consider schemes of 5 storeys or more (p49).  

• A recommended average site density of 75 dwellings per hectare (dph) (p44). 

• A requirement for design to reflect industrial character whilst incorporating key 

Garden City principles into the layout to represent an intelligent modern 

interpretation of the Garden City (p45). 

• A requirement to create a strong sense of local identity (p46).  

• The provision of green and open space as a strong feature of the redeveloped site 

(p56).  

3.31 The above design principles are considered further in the following sections, to assess how 

the principles have been incorporated into the proposed development. Where principles 

have not been appropriately considered, the potential resultant harm is also considered.   

 

Height 

3.32 The tallest block of the proposed development will be 29.45m and the proposed 

development will range from 2 to 9 storeys. While it is acknowledged that the total height of 

the proposed development is slightly lower than the highest part of the existing industrial 

building, the visual impact of the proposed development on the skyline at its highest point 

will be significantly greater than the existing building. A single tall industrial building, with an 

unassuming facade is materially different from multiple tall residential tower blocks. Whilst 

the industrial building  (designed to a high standard for Roche by Cubitt, Atkinson and 

Partners) is an accepted feature of the industrial landscape and formed part of the original 

Garden City concept, the introduction of multiple tall residential tower blocks, with a more 

active presence on the skyline and which will be illuminated to a greater extent after dark, 

will have a radically different impact on the character, setting and sense of place of this part 

of Welwyn Garden City. Furthermore, the opportunity to demolish the existing industrial 

complex and redevelop the site offers a valuable opportunity to enhance and improve the 

existing skyline, helping to enhance the character and setting of this area and improve views 

from the Town Centre Conservation Area. 

3.33 The heights of buildings within the proposed development contradict the design guidelines 

set out in the Broadwater Road West SPD, which recommends maximum building heights of 

5 storeys. Where development is proposed for more than 5 storeys, the SPD17 sets out 

criteria against which to evaluate development proposals.  The following table considers 

how the proposed development performs against these criteria.  

 

 

 
17 See paragraph 6.17 of the SPD 
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Table 1: Assessment of the Broadwater Road West SPD criteria for buildings of 5 or more storeys 

against the proposed development  

SPD height 
criteria 

Assessment Conclusion 

Relationship to 
context of the 
site and the wider 
area 
 
 
 
Effect on historic 
context of the 
site and the wider 
area 
 
 

The proposed development fails to respond adequately 
to the context of the site and the immediate 
surrounding area. The proposed blocks will be 
disproportionately taller to the adjacent buildings on 
the Former Roche Products Site which do not surpass 4 
storeys. 
 
The proposed development does not reflect the 
industrial heritage of the site or the Garden City design 
principles observed through Welwyn Garden City. 
Further details are provided below.  
 
 
The proposed development would have a detrimental 
impact on views from the town centre conservation 
area. The site will be highly visible from the 
conservation area, creating a new more active skyline 
with an overall greater scale and mass than existing 
buildings on the site.  
 
Due to the proposed massing and number of individual 
blocks, the proposed development will introduce visual 
clutter and crowding to the skyline, compared to the 
existing visual of the singular BioPark block. 

The height, bulk, and 
overall design do not 
relate well to the 
context of the site and 
wider area.  
 
 
The site would have a 
detrimental impact on 
the historic context, 
character and setting of 
the wider area.  
  

Relationship to 
transport 
infrastructure 
 
 

While the site is located within walking and cycling 
distance of the train station, routes from the station are 
limited to north to south routes.  The limited east to 
west links available will limit the extent to which future 
residents will be able to meet their travel needs without 
owning and using a car.   
 
While bus services are available on Broadwater Road 
and the surrounding area, there is concern that the 
limited evening and weekend services, even following 
the service improvements proposed though developer 
contributions, will not be sufficient to allow residents to 
fully meet their needs without the use of a car.  

While the site is within 
the proximity of public 
transport links, the 
quality of the services 
are not sufficient to 
support a development 
of this size and scale. 
This will result in a 
greater reliance on car 
use, creating parking 
difficulties for residents 
(see above for further 
details).  

Architectural 
quality of the 
building 
 
Design credibility 
of the building 
 
Sustainable 
design and 
construction 

There is concern that the quality of the design of the 
development does not meet the high standards 
expected of development within a Garden City. The 
proposed development presents a non-descript design 
which has no relation to the industrial heritage of the 
site, or reflects the qualities expected of residential 
development within the Garden City (further details 
provided below).  

The design is not of 
sufficient quality to 
justify the proposed 
height of the buildings.   
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SPD height 
criteria 

Assessment Conclusion 

Contribution to 
public space and 
facilities 
 
Provision of a 
well designed 
environment 
including fitness 
for purpose. 
 
 
 

The provision of a community gym/café provides a 
public facility. However, there is concern that the 
development does not provide useable public open 
spaces which will sufficiently meet the needs of the 
residents. There is a reliance on balcony / terrace 
spaces, and communal rooftop gardens which will not 
provide adequate spaces for residents to exercise and 
play. This will increase pressure on existing open spaces 
in the surrounding area which are not designed to 
accommodate the increased population which will 
result from the development.   
 
As a Garden City there should be a focus within the 
design of new development on the provision of open 
spaces. The open space within the proposed 
development appears to be a minor consideration, 
limited sufficiently to maximise the number of dwellings 
on the site.  

The provision of open 
spaces within the 
development will be 
insufficient to 
appropriately meet the 
needs of the residents.  

Effect on the local 
environment and 
amenity of those 
in the vicinity of 
the building 
 
 

The size, scale and bulk of the overall development, and 
the change in use, will have a significant impact on the 
surrounding area. While the maximum height of 
buildings on the site will be slightly reduced through the 
new development, there will be an increase in the 
extent and bulk of buildings reaching the height of 
29.45m. The new development will therefore result in a 
greater overall impact on the skyline of the town.  
 
As a result of the change of use of the site, the new 
development will have a more active appearance 
through balconies and lighting.  The combination of the 
increased scale and bulk of buildings on the site and the 
more active use of the site will result in a development 
which will be more visible and prominent on the skyline 
of the town.  
 
The proposed development will be particularly visible 
from the town centre conservation area. While large 
scale industrial buildings were a feature of the original 
Garden City, tall residential blocks of flats are not 
consistent with character and appearance of residential 
development in the town, and do not relate well to the 
Garden City design principles on which the character of 
the town is based (see further details below).  

The size and scale of the 
development will have a 
detrimental impact on 
the local environment 
and amenity of local 
residents.  

Contribution to 
permeability 
 

While the proposed development includes the future 
possibility of a pedestrian and cycle link to be provided 
north through the Former Shredded Wheat Factory site 
through conditions, the site immediately to the north is 
currently in active employment use.  Therefore in the 
short term following the completion of the proposed 

In the short term there 
will be no dedicated 
pedestrian and cycle 
links to surrounding 
areas. The permeability 
of the site is therefore 
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SPD height 
criteria 

Assessment Conclusion 

development, there will be no pedestrian and cycle links 
to any surrounding residential areas, and all access for 
vehicles, pedestrians and cyclists will be from the 
existing access on Broadwater Road.  
 
Prior to further development being approved and 
developed on the northern boundary of the site, the 
permeability of the site to surrounding areas is poor 
and will not encourage walking and cycling from the 
proposed development.   

poor, and will not 
encourage walking and 
cycling from the 
proposed development.   

 

3.34 The above table demonstrates that the proposed development fails to appropriately meet 

the criteria set out within the SPD for developments of 5 storeys or more.  

3.35 Additionally, Paragraph 5.43 of the SPD sets out guidance for the height of new 

development on Broadwater Road, and states that ‘building heights should be reduced 

towards the southern end of the site to respond to existing surrounding properties’. This 

approach would support development on the site in maintaining some consistency in 

character and scale of development, where going south from the Former Shredded Wheat 

Factory site, the scale of approved and existing development reduces down from between 9 

to 5 storeys close to the station to a maximum of 3 storeys closest to the appeal site. Going 

further south along Broadwater Road, existing building heights continue to reduce to be 

predominantly 2 storey development. While this pattern of development is recognised 

within the development proposals, the proposed height of the buildings on the site remain 

considerably higher than neighbouring and existing development. 

3.36 The height of proposed development on the appeal site, at 9 storeys in the northern 

section and 8 or 7 storeys in the middle section, are proposed as a continuation of the type 

of development approved within the Former Shredded Wheat Factory site development. 

However, the appeal site is further south within the Broadwater Road West area, and within 

this particular location existing maximum residential building heights are 3 or 4 storeys. The 

proposed development would therefore create a significant increase in heights, which would 

be inconsistent with the character and scale of development in this section of the 

Broadwater Road West area.   

3.37 In seeking to maximise the number of dwellings on the site, the design of the development 

has sought to replicate the heights and scale of development approved on the Former 

Shredded Wheat Factory site, and has failed to fully appreciate the character and context of 

this particular section of Broadwater Road West. The Former Shredded Wheat Factory site is 

closer to the train station and town centre than the appeal site, and therefore represents an 

area which the Council considered an extension of the central area of the town where larger 

scale development has been approved.   This approach to development is therefore only 

appropriate within the Former Shredded Wheat Factory site, and is not appropriate in all 

parts of the Broadwater Road West area, particularly where the character of existing 

surrounding development and townscape would not support the height and scale of the 

buildings being proposed. 

3.38 WHDP Policy D2 requires new development to respect and relate to the character and 

context of the area, as a minimum maintaining the character of the existing area. Emerging 

new Local Plan Policy SP9 requires new development to ‘respect neighbouring buildings and 
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the surrounding context in terms of height, mass and scale’.  The proposed development 

fails to appropriately relate to the character of this section of the Broadwater Road West 

area and the height of existing development immediately adjacent to the site, the proposed 

development is contrary to WHDP Policy D2 and emerging Local Plan Policy SP9.  

3.39 In accordance with paragraph 134 of the NPPF, the failure of the proposed development to 

appropriately address height related design principles within the SPD, and the failure to 

meet design requirements within local planning policy, should result in the development 

being refused.    

 

Density 

3.40 WHDP Policy H6 requires new development to be built at a density of 30 to 50 dph.  In 

central areas with good access to sustainable modes of transport, residential density can 

exceed 50 dph ‘provided that the development will not have an adverse impact on the 

character of the surrounding area and can satisfy design policies of the Plan’. Emerging Local 

Plan Policy SP9 recommends typical densities in the area of around 30-50 net dph, and 

higher densities in accessible locations ‘where appropriate’. The Broadwater Road West SPD 

recommends an average density in the area of 75 dph.  

3.41 To deliver 289 dwellings on the site, the proposed development has a density of 

approximately 233 dph. This is significantly higher than the density recommended in the 

SPD, the adopted Local Plan and the emerging Local Plan. In comparison to the surrounding 

area, the density levels being proposed on the site are higher than the 201 dph approved on 

the Former Shredded Wheat Factory site development, and significantly higher than the 

adjacent Former Roche Products site which was approximately 75 dph.     

3.42 The high density results from the number of flats being proposed, and the height of the 

blocks enabling a large number of dwellings on the site. The provision of flatted 

development, therefore, seeks to maximise the development capacity of the site, which is 

contrary to the Garden City ethos of creating ‘room to breathe’ by providing spacious and 

well planned homes, and moving away from overcrowded living conditions which do not 

support the quality of life which should be expected in a Garden City environment. 

Development on the site should, in the first instance, be of a high quality design that is in 

keeping with the character and context and principles of the Garden City, with appropriate 

levels of amenity and open spaces. It is this that should determine the level of density that 

the site can accommodate. 

3.43 The density of approved and existing development reduces going south from the Former 

Shredded Wheat Factory site through the Broadwater Road West area. The density of the 

proposed development would not therefore relate to the character and appearance of the 

existing development immediately adjacent to the site and within this area of Broadwater 

Road West, and more widely would not support the character, setting and sense of place of 

the Garden City (see below for further details). The only comparable density in the 

surrounding area is the lower density of 201dph on the approved development at the 

Former Shredded Wheat Factory site. As outlined above, the Former Shredded Wheat 

Factory site is closer to the train station and town centre than the appeal site, and therefore 

represents an area which the Council considers an extension of the central area of the town 

where higher density development has been approved.  This high density approach to 

development is not appropriate in all parts of the Broadwater Road West area, particularly 

where the character of existing surrounding development would not support the density of 

development being proposed.  
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3.44 The proposed density on the site would have a detrimental impact on the character, setting 

and sense of place of the surrounding area, and the density level is not supported by design 

guidance in the SPD. The density of the proposed development would therefore be contrary 

to WHDP Policy H6 and emerging Local Plan Policy SP9.        

 

Setting, identity, character, and Garden City ethos 

3.45 The NDG sets out 10 characteristics for a well-designed place: context, identity, built form, 

movement, nature, public spaces, uses, homes and buildings, resources and lifespans. In 

terms of identity, the NDG18 describes well-designed places as having a ‘positive and 

coherent identity that everyone can identify with, including residents and local communities, 

so contributing towards health and well-being, inclusion and cohesion’ and a ‘character that 

suits the context, its history, how we live today and how we are likely to live in the future’. 

3.46 This Statement has presented throughout how the housing mix, car parking provision, 

height, and density of the proposed development have a significant impact on the character 

and context of the surrounding area, creating a tall, high-density development in an area of 

Broadwater Road West where the height and density of existing development is reducing 

going south from the train station. The significant increase in height and density on the 

appeal site would be jarring within this immediate urban environment and townscape, and 

would result in harm to the character, setting, identity and sense of place of the area, as well 

as impacting on views from the town centre conservation area.  

3.47 In addition to the impacts on the immediate vicinity of the site and the town centre, for 

development within Welwyn Garden City the appropriateness of the proposed development 

should also be considered against the Garden City principles and ethos. This is a requirement 

of emerging Local Plan Policy SP15, which highlights how ‘all development proposals, 

through their design and detailing, will be required to demonstrate that they have 

responded to the key characteristics of a Garden City’. In addition, Policy SP15 requires 

developments to ‘demonstrate how consideration of the historic character and significance 

of the town has been taken into account at an early stage in the design process’.    

3.48 The Garden City principles promoted by the Town and Country Planning Association19 

(TCPA) are presented within section 14 of the emerging Local Plan. Key principles relevant to 

the consideration of the proposed development include the provision of: 

• Mixed-tenure homes and housing types that are genuinely affordable. 

• Beautifully and imaginatively designed homes with gardens, combining the best of 

town and country to create healthy communities, and including opportunities to 

grow food. 

3.49 The failure of the proposed development to provide an appropriate mix of house types on 

the site is addressed in detail above. The proposed mix not only fails to support local 

planning policy, but also fails to meet Garden City principles which are integral to the town.  

3.50 Most importantly for the parties represented by this Statement, the design of the proposed 

development fails to appropriately meet both the NDG characteristics for a well-designed 

place and Garden City principles in providing ‘beautifully and imaginatively designed homes 

with gardens’. The density and type of development being proposed on the site does not 

allow for the provision of private garden space and open spaces expected of development 

within a Garden City. In particular, the open spaces provided do not appear to be usable 

 
18 See page 14 of the National Design Guide, 2021 
19 www.tcpa.org.uk/garden-city-principles/ 

https://tcpa.org.uk/garden-city-principles/
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spaces which would provide sufficient opportunities to meet the residents needs for 

exercise and play. Key to the character and appearance of Welwyn Garden City is residential 

areas which offer generous open spaces and planting, front and back gardens, low rise 

housing, and spacious well planned homes which can offer a superior quality of life for 

residents.  

3.51 Existing residential developments which manifest the character of Welwyn Garden City 

have been developed around good quality and generous open spaces, incorporating vistas, 

views and verges which are successful in bringing in a ‘country’ character to the town which 

is key to meeting Garden City design principles and creating a healthy community. In seeking 

to maximise the development potential of the appeal site, the proposed development has 

failed to provide a design approach and provision of good quality private and communal 

open spaces which successfully meets the Garden City principles expected of development 

within Welwyn Garden City.   

3.52 To uphold the traditions of high quality development within Welwyn Garden City which is 

consistent with the historic aims and objectives of the Garden City movement, as well as the 

modern Garden City guidance produced by the TCPA, it is important that the key principles 

of a Garden City are upheld in all new development proposals in the area.  The failure of the 

proposed development to meet the Garden City principles outlined within section 14 of the 

Local Plan clarifies that the Council was correct to identify design as a reason to refuse the 

proposed development. Any alternative decision would set a dangerous precedent regarding 

the appropriateness of this type of development within other areas of Welwyn Garden City, 

and could potentially erode the national and international importance of the town as a 

Garden City.  
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4. Conclusions 

 
4.1 The parties are not challenging the principle of development on the appeal site. It is 

accepted that residential development can be provided on this site, however the design, 

quality and type of the development provided should be consistent with the status, 

character, and appearance of the town as a Garden City.   

4.2 The key issues identified throughout this Statement are summarised below:  

 

Housing mix issues summary 

• The development does not meet the affordable housing requirements for the area set out 

within WHDP H7 and emerging draft Local Plan Policy SP7. 

• The type and mix of housing being proposed on the site has no relation to the identified 

local housing needs for the area.  This is contrary to the requirements of emerging Local Plan 

Policy SP7.   

• The local housing need evidence supporting the emerging Local Plan does not identify 

significant shortfalls in the provision of smaller properties which would warrant a proposed 

housing mix so focused on the supply of 1 and 2 bedroom flats. 

• The development would create a large area of housing with similar characteristics, contrary 

to the requirements of WHDP Policy H8. 

• The proposed housing mix seeks to maximise the development capacity of the site, which is 

contrary to the Garden City ethos upon which Welwyn Garden City was developed and 

continues to thrive. 

 

Car parking issues summary 

• The proposed development fails to meet the parking standards recommended within the 

Parking Standards SPG. The proposed development is therefore contrary to WHDP Policy 

M14. 

• The provision of parking on the appeal site is not comparable to other development in the 

Former Shredded Wheat Factory site, because it does not have the same level of 

accessibility to the train station and services and facilities within the town centre. 

• Pedestrian and cycle links to surrounding areas from the site are poor, particularly in the 

short term where the deliverability of direct access to the train station and town centre 

beyond is uncertain.    

• While the site is within the proximity of public transport links, the quality of the services are 

not sufficient to support a development of this size and scale. 

• In this area of Broadwater Road a higher provision of parking should be provided to take 

account of the likely needs of future residents to require a car to meet all of their transport 

needs.   

 

Height issues summary 

• The height of the proposed development is contrary to the recommendations of the 

Broadwater Road West SPD. 

• The proposed development fails to appropriately meet the criteria set out within the SPD for 

development of 5 storeys or more. 
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• The proposed development fails to appropriately relate to the character of this section of 

the Broadwater Road West area and the height of existing development immediately 

adjacent to the site, the proposed development is contrary to WHDP Policy D2 and emerging 

Local Plan Policy SP9.  

• In accordance with paragraph 134 of the NPPF, the proposed development should be 

refused where it fails to reflect local design policies, taking into account any local design 

guidance and supplementary planning documents. 

 

    Density issues summary 

• The density of the proposed development is significantly higher than density levels 

recommended in the SPD, the adopted Local Plan and the emerging Local Plan, significantly 

higher than the adjacent Former Roche Products site, and higher than the approved Former 

Shredded Wheat Factory site development.  

• Higher density development is not appropriate in all parts of the Broadwater Road West 

area. The density of the proposed development would not relate to the character and 

setting of the existing development immediately adjacent to the site and within this area of 

Broadwater Road West. 

• The density of the proposed development would be contrary to WHDP Policy H6 and 

emerging Local Plan Policy SP9.        

 

Setting, identity, character, and Garden City ethos issues summary 

• The step up in height, scale and density on the appeal site would be jarring within this 

immediate urban environment, and would result in harm to the character and setting of the 

area that would be experienced not only in the immediate vicinity of the site, but also 

through views from the town centre conservation area.  

• The proposed housing mix not only fails to support local planning policy, but also fails to 

meet Garden City principles which are integral to the heritage of the town. 

• In seeking to maximise the development potential of the appeal site, the proposed 

development has failed to provide a design approach and provision of good quality private 

and communal open spaces which successfully meets the Garden City principles expected of 

development within Welwyn Garden City.   
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5. List of documents to which the Rule 6 parties may refer 
 

5.1 The key documents which the Rule 6 parties will draw on to present their case are set out 

below: 

• Appealing Design, Place Alliance, 2022 

• The Origins and Ethos of Welwyn Garden City, Professor Mark Clapson, 2022  

• Levelling Up and Regeneration Bill, HM Government, 2022 

• National Planning Policy Framework, 2021 

• National Design Guide, MHCLG, 2021 

• National Model Design Code, MHCLG, 2021 

• A Town of Trees and Flowers Article, Angela Eserin, 2020 

• Welwyn Hatfield Technical OAN Paper, The Implications of the 2016-based SNPP and 

SNHP on the Welwyn Hatfield OAN, Turley, June 2019 

• Strategic Housing Market Assessment Update, Turley, May 2017 

• Garden City Standards for the 21st Century, Guide 3 Design and Masterplanning, Town 

and Country Planning Association, 2017 

• Welwyn Hatfield Borough Council Draft Local Plan Proposed Submission, August 2016 

• Interim Policy for Car Parking Standards and Garages, Welwyn Hatfield Borough Council, 

2014 

• Broadwater Road West Supplementary Planning Document, Welwyn Hatfield Council, 

2008 

• Welwyn Hatfield Parking Standards Supplementary Planning Guidance, Welwyn Hatfield 

Council, 2004 

• Welwyn Hatfield District Plan, Welwyn Hatfield Borough Council, 2005 

 

 


