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Introduction 

At the end of the round up session on the Green Belt Study methodology the Inspector invited 

a round of consultation on the sub-division of the parcels and the consistency of the scoring 

of the parcels.  

These representations relate to land within Parcel 88, the appropriateness of the parcel 

boundaries used in the assessment of the contribution to the Green Belt and deficiencies in 

the assessment of harm of sub-parcels of land within the wider Parcel 88.  

The LUC methodology sets out two key tasks, Tasks 4 which is relevant to the assessment of 

parcel boundaries and the contribution to the purposes of Green Belt and Task 5, which 

assesses the harm which may be attributed to the Green Belt as a result of development of 

sub-parcels of land within the Green Belt. 

Green Belt Parcel Boundaries     

Para 3.60 of the LUC methodology sets out the criteria for defining the parcel boundaries 

namely that:  

3.60 ‘The NPPF states that when defining Green Belt boundaries, local planning authorities 

 should ‘define boundaries clearly, using physical features that are readily recognisable 

 and likely to be permanent’ (NPPF Paragraph 139). The parcels for this Green Belt 

 review were defined using Ordnance Survey, Mastermap Mapping and aerial imagery. 

 The parcelling process was informed by the strategic-level analysis of the Borough’s 

 Green Belt carried out as Task 2, with the aim of defining parcels that reflect 

 distinctions in the relationship between settlement and countryside, where possible 

 bounded by recognisable features including: (my underlining) 

 Natural features; for example, substantial watercourses and water bodies, woodland.  

 Man-made features; for example, A and B roads and railway lines.  

3.61  Less prominent features such as hedgerows, tree lines, streams and ditches may also 

 be considered to be recognisable but form less permanent boundaries. Where no other 

 suitable boundary was found, these were used to define the land parcel boundaries if 

 they were considered to reflect a change in Green Belt contribution.’  

Parcel 88 is located on the southern edge of Cuffley and the parcel boundaries include 

Northaw Road to the west, Northaw Brook to the south and the District boundary to the east. 

The parcel includes two potential housing allocations and two further sub-parcels.  

The aim of defining parcels is identified as reflecting distinctions in the relationship of the 

settlement and countryside, where possible bounded by recognisable features. The most 

recognisable feature associated with parcel 88 is the railway line which is on a substantial 

embankment and a viaduct and is wooded along much of its length. This feature forms a 

recognisable boundary to the south-eastern end of the village and defines the western extent 

of the Cuffley Brook valley which lies to the east of the village, between Cuffley and Goff’s 

Oak. The LUC parcel straddles this distinct feature and by including land on both sides of the 

railway leads a skewed assessment of the contribution the land makes to the purposes of the 

Green Belt and consequently the likely harm that can be attributed to land east and west of 

the railway. Parcel 88 should therefore be considered as two separate parcels, east and west 

of the railway line. 
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Parcel 88 East 

(With reference to HDA1) 

Parcel Description 

The eastern parcel is located south of an existing industrial estate, east of the railway. The 

railway corridor is largely on a wooded embankment separating the eastern parcel from the 

main body of the settlement. The land slopes down towards the Cuffley Brook and forms an 

integral part of the valley landscape which separates Cuffley and Goff’s Oak. The parcel area 

comprises arable fields and does not include built development. It is open and rural in 

character and outlook. The eastern boundary of the parcel is weak and poorly defined; to the 

north-east it follows a hedgerow, to the south-east it is undefined by physical features and 

follows the District’s planning boundary.  

 

Parcel 88 West 

Parcel Description 

The parcel is located on the southern edge of the inset settlement of Cuffley. Land within the 

parcel slopes down from the urban edge to the south. The area comprises a number of arable 

fields, but a school is located in the north-west of the parcel, which is surrounded to the north 

and south by the urban area of Cuffley. Additionally, buildings, car parks and hardstanding 

associated with a playground, tennis club, football club and bowling club and the associated 

pavilions and flood lighting are located in the open countryside in the west of the parcel. 

There are no absolute constraints located within or adjacent to the parcel, although the 

southern edge of the parcel follows the course of a stream designated as flood zones 2 and 

3. The parcel directly adjoins residential dwellings on the urban edge to the north-west. The 

western edge of the parcel adjoins a B-road, Northaw Road, with a farmstead and a few 

individual dwellings present beyond the road. The eastern boundary is formed by the railway 

corridor, which is on embankment or viaduct and is wooded in character.  Additionally, there 

are tree-lines surrounding the sports pitches which provide containment of the school and 

northern field as well as the pitches from the wider countryside beyond the parcel. 

 

HDA Assessment of contribution to Green Belt Purposes 

The following table assesses the parcels utilising the same methodology and format as the 

LUC stage 3 study.  
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Purpose /Rating

Limited or no contribution

Partial contribution

Significant contribution

Limited or no contribution

Significant contribution

Significant contribution

Comments

Assessment of Contribution to Green Belt Purposes                            Parcel 88 East

Assessment

The parcel is sufficiently separated or distant from a large built-up area for there not 

to be any potential for urban sprawl from the large built up area.

P2: Preventing the merging 

of neighbouring towns

The parcel lies between the settlements of Cheshunt to the east and Potters Bar to 

the south west. Both are first tier settlements. The settlements are located 

approximately 6.5km from each other. The smaller settlements of Goff’s Oak, 

Northaw and most notably Cuffley lie between the first tier settlements thereby limiting 

the perception of separation. The gap between the settlements is relatively fragile, but 

there are still large areas of open land with some separating features between the 

towns preventing coalescence. The intervening settlements do however increase 

fragility. The land within the parcel plays a partial role limiting the physical and visual 

coalescence of the towns.

P1: Checking the 

unrestricted sprawl of large 

built up areas

The land contains the characteristics of open countryside, being predominantly 

uncontained and comprising of arable fields. The parcel lacks urbanising 

development and is open.

P4: Preserve the setting 

and special character of 

historic towns

The land forms little or no part of the setting of Welwyn Garden City and does not 

contribute to its special character

All Green Belt land can be considered to support urban regeneration within Welwyn 

Hatfield and it is not possible to distinguish which parcels perform this to a stronger or 

weaker degree.

P5: Assist the urban 

regeneration, by 

encouraging the recycling 

of derelict and other urban 

land

P3: Safeguarding the 

countryside from 

encroachment

The parcel is open and rural in character and distinct from Cuffley which lies beyond the railway corridor to the west 

of the parcel edge. Its release would reduce the perceived separation between the Tier 1 settlements of Cheshunt to 

the east and Potters Bar to the south-west as well as the perceived separation between the inset settlement of 

Cuffley to the west and Potters Bar to the west. A new Green Belt boundary within or bordering the parcel would be 

weaker than the current eastern boundary to the village - the railway corridor, which is wooded and on embankment.

Local purpose: Maintain the 

existing settlement pattern

The parcel contributes to the gap between the settlements of Cuffley which it adjoins 

to the west and Cheshunt  to the east. The settlements are located within 

approximately 2.5km of each other across the adjoining GB in the Borough of 

Broxbourne. The smaller settlement of Goff's Oak lies between Cuffley and Cheshunt 

thereby limiting the perception of separation. The gap between the settlements is 

relatively fragile. It is relatively narrow and much of it is open with a limited number of 

separating features present. Furthermore the intervening settlement acts to increase 

the fragility of the separation. The land within the parcel plays a significant role in 

inhibiting the physical and/or visual coalescence of the settlements due to its location 

to the east of Cuffley.

Scenario Rating

High

Assessment of Harm to the Green Belt
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Purpose /Rating

Limited or no contribution

Partial contribution

Partial contribution

Limited or no contribution

Significant contribution

Partial contribution

The parcel contains the school, which is already a developed site and the sports grounds and associated 

pavilions and flood lighting. The remaining fields are largely open and rural in character. The release of the 

parcel would lead to some encroachment on the countryside both within the southern portion of the parcel 

and on the surrounding Green Belt. It would reduce the perceived separation between the Tier 1 settlements 

of Cheshunt to the east and Potters Bar to the southwest. However there would be a very limited harm to the 

physical and visual separation between Cuffley and Goff’s Oak and a limited loss in openness.

Comments

Local purpose: Maintain 

the existing settlement 

pattern

The parcel contributes to the gap between the settlements of Cuffley which it 

adjoins to the north and Potters Bar to the west. The settlements are located 

within approximately 3.5km of each other across part of the parcel. The smaller 

settlement of Northaw lies between Cuffley and Potters Bar thereby limiting the 

perception of separation. The gap between the settlements is relatively fragile. 

However, the land within the parcel plays a limited role in inhibiting the physical 

and/or visual coalescence of the settlements due to its location to the south of 

Cuffley.  The parcel makes a negligible contribution to the openess between 

Cuffley and Goff's Oak. 

Scenario Rating

Moderate - High

Assessment of Harm to the Green Belt

The land contains characteristics of open countryside, being in part arable fields. 

The school is located adjacent to the urban area in the north-east and floodlit 

pitches and associated sports pavilions in the west constitute urbanising 

development within the parcel.

P4: Preserve the setting 

and special character of 

historic towns

The land forms little or no part of the setting of Welwyn Garden City and does not 

contribute to its special character

All Green Belt land can be considered to support urban regeneration within 

Welwyn Hatfield and it is not possible to distinguish which parcels perform this 

to a stronger or weaker degree.

P5: Assist the urban 

regeneration, by 

encouraging the recycling 

of derelict and other urban 

land

P3: Safeguarding the 

countryside from 

encroachment

Assessment of Contribution to Green Belt Purposes Parcel 88 West

Assessment

The parcel is sufficiently separated or distant from a large built-up area for there 

not to be any potential for urban sprawl from the large built up area.

P2: Preventing the merging 

of neighbouring towns

The parcel lies between the settlements of Cheshunt to the east and Potters Bar 

to the south west. Both are first tier settlements. The settlements are located 

approximately 6.5km from each other. The smaller settlements of Goff’s Oak, 

Northaw and most notably Cuffley lie between the first tier settlements thereby 

limiting the perception of separation. The gap between the settlements is 

relatively fragile, but there are still large areas of open land with some 

separating features between the towns preventing coalescence. The intervening 

settlements do however increase fragility. The land within the parcel plays a 

partial role limiting the physical and visual coalescence of the towns.

P1: Checking the 

unrestricted sprawl of 

large built up areas
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Conclusions  

There are clear distinctions that can be drawn between the land parcels east and west of the 

railway corridor south of Cuffley as to their contributions to the purposes of the Green Belt, the 

robustness of the boundary features and the potential for identifying future Green Belt 

boundaries. The contribution that the parcels make to the Local Purpose, ie the maintenance 

of existing settlement pattern, is markedly different. In combination these assessments identify 

that land within Parcel 88 East makes a greater contribution to the openness of the Green Belt 

and the robustness of the gap between the inset villages of Cuffley and Goff’s Oak.  

In order to establish an enduring Green Belt boundary to the east of Cuffley, thus protecting 

the settlement pattern in the area and maintaining a defensible gap between Cuffley and Goff’s 

Oak, the most appropriate revision to the Green Belt boundary would be to adhere to the line 

of the railway corridor south of Cuffley and maintain the current Green Belt status of land to 

the east of the railway. This would be consistent with the aims of the LUC methodology and 

reflect the approach taken by the adjacent LPA, Broxbourne Borough (see Borough of 

Broxbourne Green Belt Topic Paper June 2017). 

 

Assessment of potential harm to the purposes of the Green Belt  

The LUC methodology for assessing the potential harm of release or development of land 

within the Green Belt is set out at para 3.82 (Task 5) of the Study.  

3.82  “Three key factors inform the assessment of Green Belt harm: 

 The contribution across the area of potential release/development to the NPPF Green 

Belt Purposes. 

 

 The potential implications of the loss of openness within the area of potential 

release/development on the integrity of the wider Green Belt. This is important as 

whilst a parcel may not make a significant contribution to the Green Belt in its own 

right, its location within the Green Belt may have the potential to affect the contribution 

of neighbouring Green Belt parcels and the wider integrity / strategic functioning of 

the Green Belt. 

 

 Consistency and strength of the Green Belt boundary/urban edge in relation to the 

potential area of Green Belt release/development. For example, if the current Green 

Belt edge forms part of a consistent boundary, e.g. defined by the same readily 

recognisable element, and creating a new boundary would result in a more varied, 

less well defined edge, there could be potentially greater harm to the Green Belt. 

3.83  The relationship between these three factors can vary significantly across a study area. 

 Professional judgement is used to rate Green Belt harm using a 6-point scale: 

 Very High harm 

 High harm 

 Moderate-high harm 

 Moderate harm 

 Low-moderate harm 

 Low harm 
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3.84  Absolute definitions equating Green Belt harm to suitability for release cannot be given. 

 However, where a high degree of potential harm to the Green Belt has been identified, 

 this may relate to land which makes a significant contribution to one or more Green 

 Belt purposes and/or its release for development would have a significant or partial 

 impact on the integrity of the surrounding Green Belt and/or it would lead to a 

 weak/inconsistent Green Belt boundary. 

3.85  Conversely, where a low potential for harm to occur has been identified, this relates to 

 land which does not make a strong contribution to the Green Belt purposes and/or its 

 release would not have a significant effect on the integrity of the surrounding Green 

 Belt and/or lead to a weakened/ inconsistent Green Belt boundary. Detailed 

 commentary is provided in the assessment on how the judgements relating to the level 

 of harm have been made to fully justify the ratings given. Text is only included on the 

 consistency and strength of the Green Belt boundary where this is a key relevant issue 

 for the parcel being assessed”. 

 

HDA Assessment of harm 

(with reference to HDA2) 

Parcel 88 East 

The parcel is open and rural in character and distinct from Cuffley which lies beyond the 

railway corridor to the west of the parcel edge. Its release would reduce the perceived 

separation between the Tier 1 settlements of Cheshunt to the east and Potters Bar to the 

south-west as well as the perceived separation between the inset settlement of Cuffley to the 

west and Potters Bar to the west.  

Release of parcel 88 east, which makes a significant contribution to the Cuffley Brook valley 

landscape (which sits between Cuffley and Goff’s Oak) would lead to a significant loss of 

openness within the area between the two settlements and have an adverse effect on the 

integrity of the wider Green Belt. 

A new Green Belt boundary within or bordering the parcel would be weaker than the current 

south-eastern boundary to the village - the railway corridor, which is a permanent feature on 

embankment and largely wooded. 

Parcel 88 West 

The parcel contains the school, which is already a developed site and the sports grounds and 

associated pavilions and flood lighting. The remaining fields are largely open and rural in 

character. The release of the parcel would lead to some encroachment on the countryside 

both within the southern portion of the parcel and on the surrounding Green Belt. It would 

reduce the perceived separation between the Tier 1 settlements of Cheshunt to the east and 

Potters Bar to the southwest. 

However there would be a very limited harm to the physical and visual separation between 

Cuffley and Goff’s Oak and a limited loss in openness given the existing developed character 

of the northern and western extents of the parcel.  

There would be a firm Green Belt boundary to the east of the village following the railway 

corridor south of the village. 
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HDA Assessment of development scenarios 

NB scenario P88d is not assessed

Comments

The parcel is in part open and rural in character although there is development within the playing fields. the 

site's release would lead to encroachment on the countryside both within the parcel and on the surrounding 

Green Belt. It would have a limited effect on the perceived separation between the Tier 1 settlements of 

Cheshunt to the east and Potters Bar to the southwest. There would be a negligible effect on the local 

settlement pattern and separation between Cuffley and Northaw to the west or Cuffley and Goff's Oak to the 

east. There would be a clearly defined Green Belt Boundary to the east, along the railway and to the south 

along Northaw Brook and its flood plain. Land south of the Hertfordshire Way could be released in 

conjunction with Cuff6 and the school to form a logical extension of Cuffley.

Scenario Rating

P88f

Moderate-High
Land south of the Hertfordshire Way

P88e

High

Comments

Release of land to the south-east of the railway line would lead to the extension of Cuffley well beyond the 

existing southern built edge into open countryside. Development would have a potentially significant impact 

on the integrity of the Green Belt to the east and south, although the south edge is relatively well contained by 

woodland. There are no readily recognisable boundary features that could be used to define a new Green Belt 

boundary to the east.

Land to south-east of railway line

Scenario Rating

Low

The site is open and rural, and its release would lead to encroachment in the countryside. It would also result 

in the Green Belt at the Cuffley School site being surrounded by development on three sides and weakening 

its connectivity with the wider countryside. The release of Cuf3 would extend the urban area of Cuffley further 

into the Cuffley Brook valley and reduce the openess of the Green Belt between Cuffley and Goff's Oak.  If the 

site were to be released there would be a weak eastern boundary to the Green Belt. 

Scenario Rating

P88b
Moderate

Release of Stage 2 site Cuf3

Comments

Comments

P88a

Release of the area at Cuffley School

The site of the school has been developed and is contained by the railway line to the east, tree line to the 

south and settlement edge of Cuffley to the north and west. Development of this site would not have an effect 

on the integrity of the wider Green Belt and a clearly defined boundary could be created to the south and east.

Scenario Rating

Scenario Rating

P88c
Low-Moderate

Release of Stage 2 sute Cuf6, including Local Plan allocation HS28

Comments

The site is open and rural, and its release would lead to limited encroachment in the countryside. It would 

also lead to the Green Belt at the Cuffley School site being surrounded by development on three sides and 

weakening its connectivity with the wider countryside. As the school site is already developed and well 

contained, in isolation it makes a weaker contribution to the Green Belt. Release of Cuf6 would not extend the 

urban area of Cuffley further down the slope to the south than the existing development west of Northaw 

Road, and therefore would not reduce the perceived separation between the Tier 1 settlements of Cheshunt 

to the east and Potters Bar to the southwest. The release of Cuf6 along with the adjacent school site would 

result in a well-defined Green Belt boundary along the railway line to the east.
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Conclusions 

The LUC assessment of harm to the purposes of the Green Belt did not include an assessment 

of land south of the Hertfordshire Way. Based on more appropriate amended parcel areas and 

including land south of the Hertfordshire Way (P88f) HDA have reassessed the degree of harm 

that should be attributed to the various development scenarios. 

With a greater degree of emphasis on robust Green Belt boundaries, the Local Purpose and 

having regard to the adjacent Local Authorities assessment of the contribution that the Cuffley 

Brook valley and wider landscape to the south of Goff’s Oak make to the purposes of the 

Green Belt, there is a clear distinction between land east and west of the railway corridor.  

Land to the west, Parcel 88 West and in particular the school site (P88a) and Cuf6 (P88c) 

perform best and would result in less than significant harm to the openness and purposes of 

the Green Belt. Parcel 88f, land south of the Hertfordshire Way, would have a Moderate-High 

effect on openness and potential harm on the wider Green Belt but it would however be 

contained within defined and robust Green Belt boundaries and have a negligible effect on the 

open landscape between Goff’s Oak and Cuffley. 

Land to the east of the village, Parcels P88b and P88e, lies within the Cuffley Brook valley in 

open undeveloped land, which plays an important role in maintaining the openness of the 

Green Belt between Cuffley and Goff’s Oak and Cheshunt. The parcels are contained, to the 

east by weak or undefined boundary features which are unlikely to serve as enduring 

boundaries to the Green Belt. 
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