
   

 

19 CONCLUSIONS 

19.1 This Chapter contains the conclusions of the Environmental Statement (ES).  The ES 

has examined the potential likely significant effects associated with the Proposed Development 

during both the construction and operational phases. 

19.2 The conclusions from each topic assessed in the ES are provided below. 

Development Programme and Construction 

19.3 This Chapter identifies that the construction period would be approximately four years 

and the effects of the Proposed Development would be managed through the development of a 

project and site-specific Construction Environmental Management Plan (CEMP).  The CEMP 

would outline methods for contractor and general public liaison, hours of work, methods to deal 

with complaints, and outline management practices to control dust, traffic and access, waste, 

water resources, ecological and archaeological effects, ensuring a high level of control 

throughout the construction works. 

19.4 The procedures within the CEMP would ensure the delivery of a high level of 

environmental control throughout the construction phase, thereby minimising the potential for 

adverse effects. 

Transport and Access 

19.5 An assessment of the likely significant effects of the Proposed Development with respect 

to transport has been undertaken. 

19.6 The HGV trips associated with the construction phase will be spread throughout the day, 

as they will be made up of materials deliveries, off-site disposal and other trips related to the 

management of the construction process.  The daily traffic flow associated with the site 

construction traffic is considered to be relatively low and the change in magnitude for severance 

is considered to be negligible adverse for all links assessed.   

19.7 The construction vehicles would use existing or newly constructed vehicle accesses 

from Bridge Road and Broadwater Road.  Both these are main arterial routes with standard 

footways available either on one or both sides of the carriageway.  The change in magnitude for 

fear and intimidation is considered to be negligible adverse for all links assessed. 



   

 

19.8 It is anticipated that there would be minimal flows associated with construction during 

the peak hours and the change in magnitude of the site access junctions for driver delay, 

pedestrian delay and pedestrian amenity are considered to have a magnitude of negligible 

adverse. 

19.9 The daily traffic flow associated with the construction traffic is likely to be minimal when 

compared to the operational phase and as with all major construction sites it is anticipated  that 

in addition to the CLP, a CEMP will be secured through a suitable planning condition.  It is 

considered that the change in magnitude for accidents and safety is negligible adverse for all 

links assessed. 

19.10 The development will deliver significant highway improvement works to Bridge Road 

and Broadwater Road as well as off-site highway improvements to increase operational capacity 

at a number of roundabouts remote from the Application Site.  All highway works will be delivered 

by means of a Section 278 Agreement with the local highway authority or S106 contribution. 

The S278 technical approval will include a requirement for a traffic management plan to ensure 

safe working practices within the highway as well as minimal disruption to pedestrian and cycle 

movements. On this basis, appropriate management is considered to result in a negligible 

adverse change in magnitude for fear and intimidation for all links assessed.  During the 

construction of the highway improvement works the effect on driver delay is considered to be 

minor adverse but pedestrian/cyclist delay and pedestrian/cyclist amenity are considered to 

have a magnitude of negligible adverse. 

19.11 Once operational, the significance of the change in traffic magnitude on severance 

would be Moderate adverse on the Broadwater Road and Bridge Road corridors.  There is no 

change in fear and intimidation between the baseline and with development scenarios 

(excluding Broadwater Road and Bridgewater Road improvement works) on the links 

considered. 

19.12 Additional traffic is likely to lead to further delay on the local highway network.  The effect 

on driver delay on the junctions considered would be Major / Moderate adverse. 

19.13 The effect on pedestrian delay is considered as minor / negligible adverse on the Bridge 

Road and Broadwater Road corridors.  The effect on pedestrian delay at the Bridge 

Road/Broadwater Road junction would be Moderate adverse. 



   

 

19.14 The increase in pedestrian and cycle trips on Bridge Road, Broadwater Road and the 

footbridge over the railway would result in Moderate adverse pedestrian/cyclists delay on the 

links and junctions considered. 

19.15 Following the implementation of a number of mitigation and enhancement measures the 

residual impact of the Proposed Development is considered to be minor / negligible adverse 

during both the construction and operational phases.  The residual impact of the off-site highway 

improvement works is considered to be minor adverse during the construction phase and minor 

/ negligible positive during the operational phase. 

Air Quality 

19.16 An air quality impact assessment has been undertaken to assess both construction and 

operational effects associated with the Proposed Development. 

19.17 An assessment of the potential effects during the construction phase identified that 

releases of dust and particulate matter are likely to occur during site activities.  Through good 

site practice and the implementation of suitable mitigation measures, the effect of dust and 

particulate matter releases may be effectively mitigated and the resultant effects are considered 

to be negligible. 

19.18 Dispersion modelling has been carried out to assess the impact of the operational 

development on local air quality.  The assessment has shown that NO2, PM10, PM2.5 and CO 

concentrations are predicted to be below the relevant objective limits throughout the study area 

and within the Application Site itself.  The results indicated that the impact of the emissions 

arising from the traffic generated by the Proposed Development and emissions from the 

proposed energy generating plant is negligible.  The impact with regards new exposure to the 

above pollutants and also those arising from the nearby BLM Site is also considered to be 

negligible, therefore the Application Site is considered to be suitable for the proposed use with 

regards to air quality. 

Wind Analysis & Pedestrian Comfort 

19.19 An assessment has been undertaken to assess the impacts to pedestrian comfort and 

safety as a result of changes in wind speeds and patterns as a result of the Proposed 

Development. 



   

 

19.20 The result of the safety assessment indicates that the Application Site and its 

surrounding pedestrian areas are all within the recommended criteria on the basis that the wind 

velocity is unlikely to exceed 14.1m/s for more than 0.01% of the time.  Some localised zones 

of wind acceleration are observed on the southern end of the Welwyn Garden City Station 

platform which also exist in the baseline scenario thus this effect cannot be attributed to the 

Proposed Development.  The zone of exceedance on the north of the Application Site along 

Bridge Road is more localised in the proposed scenario as compared to the baseline scenario.  

Moreover, this lies mainly on the vehicular road.  Any resultant effect on the pedestrians walking 

on the sidewalks could be mitigated by a vegetation buffer or a handrail.  Thus the Proposed 

Development will have an impact of negligible significance on pedestrian safety. 

19.21 The pedestrian comfort assessment for standing indicates only one area where wind 

velocity exceeds 5.6m/s for more than 6% of the time.  This is to the south of the Welwyn Garden 

City Station platforms.  This area exceeds the comfort criteria for standing in the baseline 

scenario also, therefore, the effect cannot be attributed to the proposed building.  The results 

also show that the Proposed Development has improved the wind environment for this 

pedestrian activity as some of the zones of acceleration, which were seen in the baseline 

scenario, doesn’t exist in the proposed scenario.  

19.22 The pedestrian comfort assessment for sitting identifies zones where wind velocity 

exceeds 5.6m/s for more than 1% of the time.  The areas of exceedance are located 

predominantly along vehicular roads and large unused open spaces.  Since these exceed in the 

baseline scenario as well, this effect cannot be attributed to the Proposed Development.  The 

landscape plan provided by the architects indicates that the zones of exceedance between 

blocks 11, 12 and 13, and on the corners of Block 2 are not sensitive receptors to the pedestrian 

activity of sitting as there are no designated seating areas.  It also shows trees, low height 

planters and landscape features are proposed in and around these zones which are likely to 

mitigate the effect. 

19.23 The pedestrian comfort assessment for walking identifies zones where wind velocity 

exceeds 8.25m/s for more than 4% of the time.  The results of the assessment indicate that the 

pedestrian areas around the Application Site and on the podium are within the recommended 

criteria. 

19.24 Overall, the results indicate that the Proposed Development is likely to reduce zones of 

wind acceleration outside the Application Site boundary and therefore will have a positive impact 



   

 

on the surrounding wind environment.  This is most relevant in context of pedestrian safety as 

the zones are more localised in the proposed scheme. 

Noise and Vibration 

19.25 The effects of noise and vibration from the construction and use of the Proposed 

Development has been assessed.  Throughout, the assessment has been undertaken with 

reference to British Standards and relevant guidance on noise and vibration impacts. 

19.26 The assessment has found that the noise effects at the closest residential properties 

during construction of the Proposed Development will be a major adverse effect as a worst case 

during phases of the construction programme that take place in close proximity to identified 

receptors.  However, the effects will be temporary in nature and limited to receptors closest to 

the construction works.  Typical effects during construction are identified to be not significant.  

The adoption of best practicable means mitigation measures as outlined in this chapter would 

control effects for typical working conditions but remain as a major adverse effect as a worst 

case. 

19.27 Effects due to changes in road traffic at noise sensitive receptors along the road network 

serving the Proposed Development are identified to be not significant.  The magnitude of the 

effects will not exceed any recognised or statutory objectives and, as such, the effects are 

predicted to be minor even for the most affected receptors.   

19.28 The effect associated with future fixed and mechanical plant installations will be 

controlled by a proportional level of mitigation measures secured via Conditions of Use to ensure 

that any effect is significantly reduced.   

19.29 It is anticipated that there will be no other permanent noise or vibration effects.   

19.30 Consequently, the Proposed Development and measures outlined to mitigate any 

significant noise effects are considered to be both practical and effective in limiting the adverse 

effects of noise.  They are also proportionate and consistent with other such development 

projects in similar suburban settings. 

19.31 It is, therefore, concluded that both existing and future residents of the Proposed 

Development at or around the Application Site will be protected from the dominant sources of 



   

 

noise, assuming appropriate mitigation measures are included within the development to 

achieve appropriate internal noise levels. 

19.32 As such, it is considered that noise and vibration effects do not present a constraint to 

the granting of planning permission for a residential-led development at the Application Site.   

Townscape and Visual Amenity 

19.33 The Application Site is located on the eastern edge of Welwyn Garden City town centre, 

separated by the East Coast Mainline railway.  The Application Site is located within the 

industrial zone of Welwyn Garden City on the grounds of the former Shredded Wheat factory.  

It contains Grade II Listed buildings of the former Shredded Wheat factory, of which the silos 

and production hall form a visual landmark and contribute to within the surrounding townscape 

character, provide a sense of place and form some of the oldest industrial development within 

Welwyn Garden City. Phase 1 of the south site has also been built and is partially occupied.  

19.34 The Application Site features an existing pedestrian connection running east/west 

through the Site along Hyde Way, which connects over the railway via a pedestrian footbridge 

towards Welwyn Garden City town centre.  Due to the decline in industry and manufacturing 

over the last century the Application Site has fallen into disrepair and dereliction, affecting the 

quality of the Site and immediate townscape setting. 

19.35 The majority of views into the Application Site are from roads, railway station and 

pedestrian routes adjacent to, or in very close proximity to the Site.  Opportunities for views of 

the Application Site from a distance of greater than a few hundred metres are limited to the tops 

of the silos, as for the most part the Site is visually screened by layers of existing intervening 

built form and vegetation.  A long distance view, through intervening vegetation towards the tops 

of the silos and chimney, is currently experienced by receptors visiting Hatfield House and 

Gardens (a Registered Historic Park and Garden and Grade I listed building). 

19.36 During construction, there would inevitably be a visual intrusion to the local townscape 

and views from locations close to the Application Site as a result primarily of large construction 

plant and machinery, including tower cranes, and the presence of partially completed built form 

of the Proposed Development.   There would be also temporary disruption to the public access 

along Hyde Way.  However, this situation is unavoidable for the redevelopment of the 

Application Site and would only be temporary in nature. 



   

 

19.37 A small proportion of existing trees and vegetation would be removed during 

construction but this would also be offset by the significant amount landscaping incorporated as 

part of the Proposed Development.  Once new planting has established, the landscape 

proposals would increase the vegetation coverage, diversity and amenity value within the 

Application Site. 

19.38 The design of the Proposed Development is a culmination of an extensive consultation 

process with WHBC, Historic England and many other statutory and non-statutory stakeholders 

as part of an iterative design process.  The Proposed Development would regenerate a parcel 

of former industrial, brownfield, derelict land of low townscape quality that contains valued Grade 

II Listed buildings.  The Proposed Development would introduce new high quality built form and 

enhance the sense of place. 

19.39 The Proposed Development would ensure the long term prominence and monumentality 

of the original 1920s elements of the Grade II Listed former Shredded Wheat Factory through 

their retention and refurbishment.  The Proposed Development would introduce a number of 

community uses, including play provision, and would deliver new public realm, green open 

space and highway improvements.  These result in the integration of the Proposed Development 

in the wider setting of Welwyn Garden City. 

19.40 The design of the Proposed Development in its wider context was assessed using 35 

different viewpoints, which were selected in consultation with WHBC and Historic England. 

19.41 For pedestrians in the immediate area of the Application Site, on Broadwater Road, 

Bridge Road and on the Network Rail footbridge into the Site, the Proposed Development would 

positively enhance the visual quality, experience and approach creating a welcoming, safe and 

visually inviting townscape.  People using Welwyn Garden City railway station would  also 

experience an improvement to their views towards the Application Site. 

19.42 For users of the Peartree Heritage Trail in close proximity to the Application Site the 

Proposed Development would result in the removal of their permanent sequential view of the 

extensive Listed Buildings within the Site as they travel along the trail (following removal of all 

but the 1920s listed buildings).  However, framed views of the retained 1920s Listed Buildings 

would be opened up at key points. 

19.43 For a small proportion of residential receptors, directly adjacent to the Application Site’s 

southern boundary, the Proposed Development has already introduced built form (with 



   

 

completion of Phase 1) that provides an improvement on the previously existing view of the 

derelict Site but that would restrict a proportion of their middle ground and distant views. 

19.44 Views in the near distance would include glimpses of the additional built form of the 

Proposed Development but generally these would not result in a significant change to these 

views.   

19.45 Similarly, visitors and tourists to Hatfield House with long distance views towards the 

Application Site have experienced a reduction in the visible extent of the silos at the Site 

following the demolition of those added in the 1930s and later.  However, there would not be a 

significant change to the view of Welwyn Garden City from this location as only glimpsed views 

of the silos through existing vegetation previously and currently exist. 

Ecology & Nature Conservation 

19.46 The ecological baseline value and likely significant effects resulting from the Proposed 

Development have been assessed in accordance with the Chartered Institute of Ecology and 

Environmental Management (CIEEM) Guidelines.  Earlier ecological assessments undertaken 

in 2015 and 2017 have been supplemented by a full ecological verification survey in 2025, which 

now forms the basis of this chapter. 

19.47 The Application Site predominantly comprises previously developed land, including 

buildings, hardstanding and disturbed ground of negligible inherent ecological value.  Semi-

mature trees, scattered scrub, ephemeral vegetation and modified grassland provide habitats of 

up to limited local value, whilst invasive species such as cotoneaster are present and considered 

detrimental.  Overall, the Application Site is considered to support a baseline of generally low 

ecological value. 

19.48 Surveys confirm negligible to low potential for roosting bats within the Application Site 

buildings and a small number of trees.  Foraging opportunities are restricted to peripheral 

habitats.  Pre-works checks, ecological supervision and provision of replacement roost features 

such as bat boxes and integrated bat bricks will ensure compliance with legislation and deliver 

a beneficial increase in roosting opportunities post-development. 

19.49 A pair of peregrine falcon Falco peregrinus has been recorded breeding successfully on 

the silo building in recent years, representing a receptor of county importance.  A bespoke 

Peregrine Mitigation Plan has been prepared to safeguard this species.  Temporary nesting 



   

 

opportunities will be provided during the construction phase, with long-term provision integrated 

into the redeveloped silos to ensure the continued presence of breeding peregrines at the 

Application Site in perpetuity. 

19.50 Other nesting birds and common mammals, including hedgehog, will be safeguarded 

during vegetation clearance through sensitive working methods, seasonal timing and ecological 

supervision.  Post-development, their opportunities will be enhanced through provision of new 

nesting boxes, hedgehog domes, ecologically sensitive green space, and increased foraging 

habitat. 

19.51 Slow-worm Anguis fragilis was previously translocated from the Application Site and 

recent surveys in 2024 confirmed their likely absence, although recolonisation cannot be ruled 

out.  Sensitive vegetation clearance during the active season, coupled with provision of 

hibernacula and ongoing habitat management, will ensure any residual presence is safeguarded 

and suitable opportunities maintained in the long term. 

19.52 The majority of semi-mature trees, particularly those forming the Application Site’s 

northern boundary, will be retained and supplemented with extensive new native planting.  

Invasive plant species will be eradicated under specialist supervision to avoid further spread.  

Habitat creation will deliver new features including wildflower-rich grassland, SuDS with 

permanent wetland planting, green roofs and walls, and planting schemes designed to benefit 

pollinators and wider biodiversity. 

19.53 Overall, the ecological value of the Application Site will be enhanced as a result of the 

Proposed Development.  Mitigation, compensation and enhancement measures will ensure 

legal compliance while securing measurable Biodiversity Net Gain.  New habitats and species-

specific enhancements such as bat and bird roosting/nesting features, hedgehog shelters, 

reptile refugia and invertebrate structures (including stag beetle loggery and insect hotels) will 

ensure long-term ecological benefit.  Residual effects are predicted to be neutral or beneficial 

at the Application Site and local level, with compliance secured with the Environment Act 2021, 

the NPPF (2025), and relevant local policy objectives. 

Water Quality, Hydrology and Flood Risk 

19.54 This chapter has assessed the likely significant impacts of the Proposed Development 

in respect of flood risk, water quality and resources. 



   

 

19.55 From reviewing the baseline conditions within and surrounding the Application Site, 

groundwater and foul drainage and mains water supply are considered to be the key receptors 

in terms of the Proposed Development.  For groundwater, this is due to the Application Site 

being situated on a Principal Aquifer and within an SPZ Zone 3.  For foul drainage and mains 

water supply, the high sensitivity classification is due to the local drainage infrastructure not 

having the capacity for the Proposed Development without mitigation (consultation with Thames 

Water has been undertaken). Surface water is considered to be low sensitivity as the Application 

Site is located within the ‘Mimram’ catchment which has a ‘Poor’ ecological status.  Flood risk 

and drainage are considered to be low sensitivity receptors as the Application Site is located in 

Flood Zone 1 and is not in a critical drainage area.  

19.56 The most significant predicted environmental effects during construction (if left 

unmanaged) would include the potential remobilisation of contamination that may already be 

present at the Application Site leading to contaminated groundwater and surface water, as well 

as potential contamination from general construction related activities contaminating 

groundwater and surface water.   

19.57 If left unmanaged, there is the potential of the operational phase of the Proposed 

Development to impact the quality of surface water and groundwater during routine drainage as 

well as increasing pressure in water and foul drainage demands.  

19.58 During the construction phase, a range of mitigation measures have been recommended 

to reduce the potential of contamination from general construction related activities from 

contaminating groundwater and surface water.  These mitigation measures should form part of 

a site-specific Construction and Environmental Management Plan (CEMP) within which all 

contractor activities will be undertaken.  These measures include the control of the Application 

Site drainage, reducing the risk of accidental spillages and the storage and handling of materials.  

19.59 Although remediation measures have been undertaken, should further contamination 

assessment identify that contaminated soils are present elsewhere on the Application Site, it is 

recommended that a remediation/removal strategy is prepared and agreed with the Council 

before construction works begin.  This will ensure that garden and public open space areas have 

suitably clean subsoil/topsoil, reducing the risk of remobilisation of contaminants from the soil 

into surface water and groundwater. 

19.60 The proposed Drainage Strategy is included within the Flood Risk Assessment and will 

ensure that all runoff from the Application Site will receive an appropriate level of treatment in 



   

 

accordance with the SuDS Manual.  Additionally, as the historical soil and groundwater 

contamination in the Application Site has been remediated, the risk to controlled waters is 

considered to be low. 

19.61 The increase in water demand will be reduced as far as possible by the incorporation of 

appropriate water-saving devices, where practicable.  The buildings will be designed to 

maximise water efficiency through the consideration of measures such as rainwater and 

greywater harvesting, as well as incorporating water efficiency measures, where possible.   

19.62 Consultation with Thames Water has confirmed that the foul sewerage system does not 

have the capacity to accommodate the needs of the Proposed Development.  Appropriate 

mitigation such as using foul pumping stations to attenuate foul flows and restrict the discharge 

rate to the sewer network will need to be implemented following further consultation with Thames 

Water. 

19.63 It should be noted that since the publication of the new connections and development 

charging rules in April 2018, drainage authorities in England are obligated to provide a point of 

connection and undertake any mitigation or improvement works and network reinforcements, 

where necessary.  These will be programmed once planning consents are granted.  Therefore, 

it is recommended that Thames Water should be consulted following planning consent so this 

detailed network modelling can be undertaken.  The foul drainage system for the Proposed 

Development will be developed in consultation with Thames Water and accordingly it is not 

considered that there will be significant cumulative impacts on drainage infrastructure. 

19.64 As Blocks 10 and 11 have been built, the drainage system for these buildings have been 

implemented as set out in the previous planning application.   

19.65 The key effect during the construction phase is the potential for the remobilisation of 

contaminants at the Application Site.  However, with suitable mitigation measures, the residual 

effect is considered to be Negligible.  Water demand and foul demand are considered to be the 

key potential effects during the operational phase of the Proposed Development.  However, with 

suitable mitigation measures put in place, the residual effects are considered to be Minor 

Adverse for water demand and Negligible for foul demand.  

19.66 The Proposed Development will include Sustainable Drainage Systems (SuDS), as 

detailed within the Flood Risk Assessment and Drainage Strategy report.  The system seeks to 



   

 

reduce the rate of surface water runoff in accordance with local policy.  This runoff rate would 

be lower than the current natural rate of surface water runoff during extreme events.  

19.67 In conclusion, given the location and nature of the receptors, the overall environmental 

effect of the Proposed Development in relation to water resources and flood risk following 

mitigation measures is considered to be Negligible to Minor Adverse.  All residual effects are 

Negligible with the exception of surface water drainage (Minor Beneficial) and water demand 

(Minor Adverse).  

Soils, Geology and Contaminated Land 

19.68 An assessment of ground conditions and contamination has been undertaken using the 

findings of a desk-based study and various intrusive site investigations undertaken at the 

Application Site between 2006 and 2021. 

19.69 An assessment of the potential impacts during the construction phase has been carried 

out.  This has shown that during this phase of the Proposed Development, land contamination 

is unlikely to worsen during site activities.  Through good site practice and the implementation 

of suitable mitigation measures such as Personal Protective Equipment (PPE) and 

implementing techniques as part of the Construction Environmental Management Plan (CEMP), 

any potential temporary impacts may be effectively mitigated, and the resultant impacts are 

negligible. 

19.70 The majority of the Application Site was subject to demolition and site clearance/turn-

over (to two metres below ground level).  The 2017 site investigation, undertaken post-site 

clearance, did not identify any potentially significant on-site (in-ground) sources of 

contamination.  The limited evidence of contamination is such that the Application Site is 

considered suitable for the proposed end use (without further remediation). 

19.71 It is expected that further intrusive (area and block-specific), mainly geo-environmental 

investigations, will be required to aid the geotechnical design processes.  These will also 

incorporate further environmental elements (e.g. soil and groundwater sampling and ground gas 

monitoring), thus expanding the current baseline knowledge.  It is considered highly likely that 

the results will confirm the current conclusions that the Application Site is suitable for the 

proposed end use. 



   

 

19.72 The residual impact of the Proposed Development on land contamination is 

negligible/neutral during both the construction and operational phases. 

Cultural Heritage 

19.73 The likely effects of the Proposed Development on built heritage within the Application 

Site and surrounding area have been assessed.  The assessment has been carried out in 

accordance with the legislation, policy and guidance provided at a national and local level. 

19.74 The Application Site contains the former Shredded Wheat factory which is Grade II listed 

and recognised to be of national importance and of special architectural and historic interest.  

The Shredded Wheat Factory complex was developed piecemeal through the middle of the 20th 

century.  The original part of the factory complex, built between 1924 and 1926, remains largely 

‘as built’ including the main factory, boiler house and silos.  Later additions were made to the 

factory in the 1930s and 1950s but these have been demolished. 

19.75 The original 1920s factory building and silos embody the greatest heritage value, being 

of pioneering construction and ‘moderne’ design. 

19.76 Immediately to the south of the Application Site is a grade II listed office building of the 

Roche Products factory, the factory itself now demolished.  Approximately 4.2km to the south-

east of the Application Site is the grade I listed Hatfield House and Gardens.  The Application 

Site is close to the Welwyn Garden City Conservation Area and the Peartree Conservation Area. 

19.77 The Proposed Development would involve the redevelopment of the cleared remaining 

site of the former factory complex for a mixed use development. 

19.78 Key views of the retained original factory buildings and silos have been created through 

careful design of the rest of the Proposed Development.  New public open spaces would be 

provided to provide a suitable setting for the reinstated grand entrance to the former Shredded 

Wheat Factory and link the east and west of the town, with the listed structures forming the 

principal backdrop. 

19.79 The Proposed Development would have an insignificant effect on the setting of the 

Grade II listed former Roche Products Factory Office Building which is located c250m to the 

south. 



   

 

19.80 The Welwyn Garden City Conservation Area has a clearly defined eastern boundary 

along the railway line.  The back of the Howard Centre (and the railway line) provides a hard 

physical backdrop ensuring that the development would have change to its setting.  The 

Peartree Conservation Area is a residential area that already has a context of buildings beyond 

its edges, where they are glimpsed and the proposals will not fundamentally effect this setting. 

19.81 The Application Site is just discernible in the view from Grade I listed Hatfield House 

with the silos visible at a distance.  As such, there would be negligible change to the view from 

Hatfield House towards the Application Site once the Proposed Development is completed.  

Socio-Economics, Population and Human Health 

19.82 A Socio-economic assessment has been undertaken to assess both the construction 

and operational effects associated with the Proposed Development.   

19.83 The socio-economic assessment has identified that 605 Full Time Equivalent (FTE) jobs 

would be generated in Welwyn Hatfield by the Proposed Development during the four year 

construction phase.  250 indirect jobs would be created along the supply chain through the 

provision of goods and services to the construction process.  

19.84 Once completed, the Proposed Development is predicted to generate 504 FTE jobs on-

site.  The Proposed Development is likely to generate an additional 104 FTE employment 

opportunities through indirect employment to the local area.  

19.85 It is recommended that a Local Employment and Skills Plan is implemented during 

construction and operation, to encourage employment of local residents. 

19.86 It is estimated that the gross annual expenditure of the residential development will be 

£43 million.  It is estimated that 50% of this total expenditure will be spent locally, thus resulting 

in an additional £21.5 million spent in the local economy 

19.87 The Proposed Development will bring forward up to 1,454 residential dwellings.  These 

will be a mix of sizes and could range from 1B1P flats to 3B5P houses split between the north 

and south site.  The scheme makes provision for 31% affordable housing (no. 414 units). 

Alongside this, a number of assisted living units.  This would have a moderate beneficial impact. 



   

 

19.88 The assessment has shown that the Proposed Development will have a negligible 

impact on GP surgeries due to the provision of a healthcare facility on site.  

19.89 Considering the predicted child yield, the Proposed Development is predicted to have a 

minor adverse impact on early years, a negligible impact on local primary schools, and a 

negligible impact on secondary schools.  Mitigation has been recommended in the form of 

financial contributions for early years with the residual impact predicted to be negligible.  

19.90 The Proposed Development will have a negligible impact on crime and provide extensive 

areas of open, amenity and play space resulting in a moderate beneficial impact for future and 

local residents.  It is recommended a landscape management plan is developed, and the 

involvement of local residents in the upkeep of the landscape is encouraged. 

19.91 The proposed population will create an additional demand on existing community 

infrastructure such as community centres, library services, and youth centres, for example.  

There are a host of community facilities in the local area, and shared spaces being created on 

site.  Therefore, the overall impact of the Proposed Development on these community services 

is considered to be negligible. 

19.92 Cumulative minor adverse impacts are anticipated on potentially GP Surgeries and early 

years facilities as a result of the Proposed Development and residential cumulative schemes. 

19.93 In summary, Socio-economic impacts on future and local residents due to the Proposed 

Development will be beneficial or negligible.  After incorporation of appropriate mitigation 

measures, no adverse impacts are predicted.  

Waste Management 

19.94 The potential for the generation of waste is an aspect of any activity.  Concerning the 

Proposed Development, waste will be generated during the construction and the operational 

phases. 

19.95 An assessment of the potential impacts during the construction phase has been carried 

out using available guidance.  Through good site practice and the implementation of suitable 

mitigation measures such as a Construction Environmental Management Plan (CEMP), 

Resource Management Plan (RMP) and a Site Waste Management Plan (SWMP), any potential 

temporary impacts may be effectively mitigated, and the resultant impacts are negligible. 



   

 

19.96 Residential tenants will have their waste collected as part of the Local Authority’s 

municipal waste collection services and thus will be obliged to comply with the Local Authority’s 

waste collection and recycling requirements.  Commercial waste storage facilities will be 

provided in line with the requirements outlined in BS 5906:2005. 

19.97 During the construction phase, the implementation of suitable mitigation measures, such 

as a formal CEMP, RMP and SWMP, will be required. 

19.98 The residual impact of the Proposed Development is negligible/neutral during both the 

construction and operational phases. 

Climate Change and Greenhouse Gas Assessment 

19.99 A Climate Change assessment has been undertaken which includes: 

• An assessment of the likely significant impacts of climate change on the 

resilience of the Proposed Development during operation;  

• An assessment of the in-combination climate effects identified within other EIA 

technical areas; and 

• An assessment of the likely significant impacts of the Proposed Development on 

the environment with regard to climate change through the direct and indirect 

release of greenhouse gas (GHG) emissions during construction and operation. 

19.100 During the operational phase, this assessment has identified potential adverse impacts 

due to overheating, flooding, water shortages and soft landscaping failures based on climate 

change projections for the 2030s, 2060s and 2090s.  The Proposed Development design will 

incorporate appropriate adaptation measures to reduce the climate change risks of flooding, 

water shortages, landscaping failures and overheating.  This will include measures such as use 

of SuDS, natural ventilation, water efficient sanitaryware and a Landscape Management Plan 

secured through planning condition. 

19.101 Despite these adaptation measures, due to the presence of scientific unknowns within 

the climate system, residual effects cannot be defined.  However, whilst the detail of the residual 

impacts following adaptation cannot be stated, the adaptation measures identified are 

considered best practice in order to minimise the residual impact of climate change risks on the 

Proposed Development. 



   

 

19.102 In addition, the Proposed Development will incorporate a variety of measures to reduce 

greenhouse gas emissions during the construction and operational phases of the Proposed 

Development including: 

• Implementation of a Resource Management Plan and Construction 

Environmental Management Plan during construction;  

• Minimising operational transport emissions through the Travel Plan, upgrades to 

active travel infrastructure such as improved walking and cycle paths, promotion 

of car club and car sharing schemes, electric vehicle charging provision, and 

provision of secure cycle storage; and 

• The implementation of a variety of measures to minimise operational energy 

emissions including a fabric first approach. 

19.103 Following the mitigation embedded into the design, construction and operation of the 

Proposed Development, the residual GHG impacts are considered to be as follows: 

• Minor Adverse (not significant) for construction embodied carbon (materials, 

waste, transport and plant); 

• Minor Adverse (not significant) for operational transport; and 

• Minor Adverse (not significant) for operational energy. 

19.104 These residual impacts are based on current GHG emissions factors and therefore 

operational emissions are likely to reduce during the lifespan of the Proposed Development due 

to the increased uptake of electric vehicles and decarbonisation of electricity.  

19.105 The mitigation and adaptation measures are considered to be appropriate in accordance 

with best practice, the NPPF, the Welwyn Hatfield Local Plan and the Welwyn Hatfield Climate 

Change Strategy. 

Overall Summary and Comparison with Previous Applications 

19.106 An overall summary of the ES findings for the Proposed Development is provided in 

Table 18.1 below.  Findings from the extant consent (6/2018/0171/MAJ) 2018 ES and the North 

Site ‘drop-in’ ES cumulative assessment (6/2025/0321/MAJ) are also provided.   

19.107 Table 19.1 shows very similar findings for the iterations identified above across all 

disciplines and demonstrates acceptability of the Proposed Development either on its own or in 

combination with the North Site ‘drop-in’ Application.     



   

 

Table 19.1:  Overall Summary Impacts Table and Comparison with the extant 2019 

consent (6/2018/0171/MAJ) and North Site ‘drop-in’ Application (6/2025/0321/MAJ). 

Topic 2019 Extant Consent  

(6/2018/0171/MAJ) 

Proposed 

Development (This ES 

S73 application) 

North Site ‘drop-in’  

cumulative scenario 

(6/2025/0321/MAJ) 

Transport and 

Access 

Neutral to Minor 

Adverse (Construction 

Phase) 

Neutral to Minor 

Adverse (Construction 

Phase) 

Neutral to Minor Adverse 

(Construction Phase) 

Neutral to Moderate 

Beneficial 

(Operational Phase) 

Neutral to Moderate 

Beneficial (Operational 

Phase) 

Neutral to Moderate 

Beneficial (Operational 

Phase) 

Air Quality Negligible 

(Construction Phase) 

Negligible (Construction 

Phase) 

Negligible (Construction 

Phase) 

Negligible 

(Operational Phase) 

Negligible (Operational 

Phase) 

Negligible (Operational 

Phase) 

Wind and 

microclimate 

 

Negligible Negligible Negligible 

Noise and 

Vibration 

Negligible to Moderate 

Adverse (Construction 

Phase) 

Negligible to Major 

Adverse (Construction 

Phase) 

Minor Adverse 

(Construction Phase) 

Negligible to Minor 

Adverse (Operational 

Phase) 

Negligible to Minor 

Adverse (Operational 

Phase) 

Negligible to Minor 

Adverse (Operational 

Phase) 

Townscape 

and Visual 

Amenity 

Insignificant to 

Moderate Adverse 

(Construction Phase) 

Insignificant to Moderate 

Adverse (Construction 

Phase) 

Minor to Moderate 

Adverse (Construction 

Phase) 

No Change 

(Operational Phase) 

No Change (Operational 

Phase) 

No Change to Moderate 

Beneficial (Operational 

Phase) 

Ecology and 

Nature 

Conservation 

Insignificant 

(Construction Phase) 

Insignificant 

(Construction Phase) 

Insignificant 

(Construction Phase) 

Insignificant to 

Moderate Beneficial 

(Operational Phase) 

Insignificant to Moderate 

Beneficial (Operational 

Phase) 

No Cumulative effects 

(Operational Phase) 

Water Quality, 

Hydrology 

and Flood 

Risk 

Negligible 

(Construction Phase) 

Negligible (Construction 

Phase) 

Negligible (Construction 

Phase) 

Minor Adverse to 

Minor Beneficial 

(Operational Phase) 

Minor Adverse to Minor 

Beneficial (Operational 

Phase) 

Negligible to Minor 

Beneficial (Operational 

Phase) 

Soils, 

Geology and 

Negligible to Minor 

Beneficial 

(Construction Phase) 

Negligible to Minor 

Beneficial (Construction 

Phase) 

Negligible (Construction 

Phase) 



   

 

Contaminated 

Land 

Negligible 

(Operational Phase) 

Negligible (Operational 

Phase) 

Negligible (Operational 

Phase) 

Cultural 

heritage 

Moderate Adverse 

(Construction Phase) 

Insignificant 

(Construction Phase) 

Minor to moderate 

adverse (Construction 

Phase) 

Insignificant to 

Moderate Beneficial 

(Operational Phase) 

Negligible to Major 

Beneficial (Operational 

Phase) 

Moderate neutral to- 

Minor Beneficial 

(Operational Phase) 

Socio-

Economics 

Insignificant 

(Construction Phase) 

Minor Beneficial 

(Construction Phase) 

Negligible (Construction 

Phase) 

Minor to Moderate 

Beneficial 

(Operational Phase) 

Negligible to Moderate 

Beneficial (Operational 

Phase) 

Negligible to Minor 

Adverse (Operational 

Phase) 

Waste  Not included Neutral (Construction 

Phase) 

Negligible (Construction 

Phase) 

Not included Neutral (Operational 

Phase) 

Minor Adverse 

(Operational Phase) 

Climate 

Change and 

Greenhouse 

Gas 

Assessment 

Not included Minor Adverse 

(Construction Phase) 

Minor Adverse 

(Construction Phase) 

Not included Negligible to Minor 

Adverse (Operational 

Phase) 

Negligible to Minor 

Adverse (Operational 

Phase) 

 


