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1.0  Introduction 
 

  This report sets out the appraisal of a parcel of land located at Swanley Park, Swanley Bar 

Lane, Little Heath, Hertfordshire (The Site) which is located to the northern edge of the 

inset settlement of Little Heath which is contiguous with Potters Bar, referencing the LUC 

Welwyn Hatfield Green Belt Study Stage 3 – Final Report dated August 2018 (LUC Report). 

The area of land forming ‘The Site’ forms part of a larger parcel of land (P80) as identified 

within the LUC Report. It is also immediately adjacent to the existing washed over 

settlement which is identified as P79. 

 

 

  The Site 

   

1.1  The Site identified within Image 1 abuts, along its western edge, the washed-over 

settlement of Swanley Bar (P79). The Site forms the northern part of a larger parcel of land 

identified as P80 within the LUC report.  

 

  The Site is presently set to grass but is not grazed although, for a period up until 2016, it 

had been used for a car-boot sales area. The Site slopes down towards its north-eastern 

corner. Access to the Site is via a double farm gate sited along Swanley Bar Lane and 

which had previously been the access point for vehicles using the car boot sale. 

 

  The Site is bounded with mature native vegetation including native farm hedgerows and 

mature trees.  

 

  The site forms part of the larger parcel of land P80 as identified within the LUC report and 

Appendix A, of this report. This parcel of land comprises of grass fields, detached houses 

with their associated garden areas and residential paddock areas. There is a small treed 

area to the north-eastern corner of P80. 

 

 

  Image 1 -  The Site in relation to Little Heath/ Potters Bar urban fringe 
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  Proposed Development 

1.3  The proposed development comprises of approximately (and up to) 100 dwellings with 

associated garden areas, driveways, access roads and green space and parkland areas. 

For further details, refer to the King and Co Response Report – Site Details and dated 

August 2015 Refer also to Image 2. 

 

  

  Image 2 – Proposed development layout 
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2.0  Welwyn Hatfield Green Belt Study Stage 3 – Final Report  

  Welwyn Hatfield Borough Council commissioned LUC to carry out an additional Green Belt 

study to expand the findings of the council’s Green Belt review evidence. This study had 

three main aims: 

• To undertake a comprehensive and rigorous assessment of the Green Belt to 

establish which areas are ‘most essential’ to retain; and which areas, if developed, 

could have less harm on the Green Belt. 

• To review the existing ‘washed over’ settlements and consider the extent to which 

they contribute to the openness of the Green Belt and whether there is any 

justification in terms of their openness (or lack of) to inset them. 

• To assess the contribution to the Green Belt purposes of all land within the Borough 

to establish if there are any areas of weaker performing Green Belt that may be more 

suitable (in Green Belt terms) for a new settlement. 

 

  National Planning Policy 

2.1  The National Planning Policy on Green Belt as set out within Chapter 13 of the National 

Planning Policy Framework (NPPF) states that ‘the fundamental aim of Green Belt policy 

is to prevent urban sprawl by keeping land permanently open: the essential characteristics 

of Green Belts are their openness and permanence. 

  NPPF paragraph 134 sets the 5 purposes for Green Belts: 

• Purpose 1 To check the unrestricted sprawl of large built up areas. 

• Purpose 2 To prevent neighbouring towns merging into one another. 

• Purpose 3 To assist in safeguarding the countryside from encroachment. 

• Purpose 4 To preserve the setting and special character of historic towns. 

• Purpose 5 To assist in urban regeneration, by encouraging the recycling of  

  derelict and other urban land. 

2.2   The LUC report identifies that NPPF paragraph 136 states: ‘once established, Green Belt 

boundaries should only be altered where exceptional circumstances are fully evidenced 

and justified, through the preparation or updating of plans’. 

 

  Inspector’s Comments from Stage 2 Hearing Session in October 2017 

2.3  The LUC report within Appendix 1.1 includes the Inspectors initial thoughts which is set out 

as a: “brief explanation as to my current thinking on the Green Belt and related matters’  

   The Inspector makes clear that his final report may reach a different conclusion after the 

assessment of all of the evidence. With this in mind, some of the key points extracted from 

the Inspector’s initial thoughts include: 

• “The council has suggested that it is unable to meet its housing need because of 

Green Belt restrictions among other concerns”.  

• The Inspector also states: The actual development strategy finally arrived at is a 

matter for the Council, providing it is arrived at a way that is objective and rational. 

However, if that strategy fails to meet the FOAHN and assuming that all realistic 

development opportunities outside of the Green Belt have been put forward in the 
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plan, then it is effectively saying that there are no exceptional circumstances 

justifying a further release of additional land from the Green Belt and that presumably 

means for as long as current national green belt policy and its interpretation prevails. 

That may be the case but unless all of the Green Belt has been forensically analysed 

in some detail then it is difficult to prove.  

 

 

  Submission Local Plan 

2.4  The LUC report identifies within paragraph 2.39 that the Submission Local Plan “outlines 

that there is only limited urban capacity for further developments in the Borough. The 

acuteness for the needs of housing and the limited availability of land within urban areas 

for housing and employment have led the council to conclude that exceptional 

circumstances exist to review the Green Belt boundaries to positively plan for the Borough’s 

development needs”. 

 

2.5  The LUC report identifies within paragraph 2.41 that restricting new housing development 

to sites within the Borough’s existing urban areas would result in a significant shortfall of 

housing when measured against the Borough’s Objectivity Assessed Need.  

 

 

  Planning Advisory Service (PAS) Guidance 

2.6  The LUC report identifies that neither the NPPF or NPPG (National Planning Practice 

Guidance) provides guidance on how to undertake Green Belt reviews, however the 

Planning Advisory Service had published useful advice notes that discuss some of the key 

issues associated with assessing Green Belt. The methodology employed within the LUC 

report, utilises this guidance namely: Five purposes of how the Green Belt should be 

addressed: 

 

• Purpose 1: To check the unrestricted sprawl of large built up areas – this should 

consider the meaning of the term ‘sprawl’ and how this has changed from the 1930s 

when Green Belt was conceived. 

• Purpose 2: To prevent neighbouring towns from merging into one another – 

assessment of this purpose will be different in each case and a ‘scale rule’ approach 

should be avoided. The identity of a settlement is not determined just by the distance 

to another settlement; instead the character of the place and the land between 

settlements must be acknowledged. 

  Landscape Character Assessment is therefore a useful analytical tool to use in 

 undertaking this purpose. 

• Purpose 3: To assist in safeguarding the countryside from encroachment – the 

most useful approach for this purpose is to look at the difference between the urban 

fringe and open countryside. As all Green Belt has a role in achieving this purpose, 

it is difficult to apply this purpose and distinguish the contribution of different areas. 

• Purpose 4:  Preserving the setting and special character of historic towns – this 

applies to very few places within the country and very few settlements in practice. In 

most towns, there is already more recent development between the historic core and 

the countryside. 
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• Purpose 5: To assist in urban regeneration by encouraging the recycling of derelict 

and other urban land – the amount of land within urban areas that could be 

developed will already have been factored in before identifying Green Belt land. The 

value of various land parcels is unlikely to be distinguished by the application of this 

purpose.  

 

2.7 The PAS guidance also states that the assessment of the performance of Green Belt 

should be restricted to the Green Belt purposes and should not consider other planning 

considerations, such as landscape, which should be considered in their own right as part 

of the appraisal and identification of sustainable patterns of development. 

 

 

  LUC Methodology 

 

2.8  Paragraph 3 of the LUC report sets out the approach that has been used to undertake their 

Green Belt appraisal. The report makes clear that there is no national guidance as to how 

Green Belt assessments should be undertaken and that LUC had based their study on 

previous reports which they have carried out. The LUC report sets out that the Green Belt 

study involves seven tasks – refer to paragraph 3.2 of the LUC report.  

 

2.9  The LUC assessed the 5 purposes by appointing each purpose with a value rating of either 

Limited or no contribution, partial contribution or significant contribution. This three-point 

scale is set out within paragraph 3.67 of the LUC report. 

 

2.10  Local Purposes: In addition to the LUC ‘Assessment of Contribution’ to the five Green 

Belt purposes, A further Assessment, identified as Local Purpose has been undertaken for 

each parcel of land. This assessment is to maintain the existing settlement pattern as well 

as preventing the coalescence of towns and villages. 

 

2.11  The LUC report sets out that the local purpose assessment should only be applied to the 

settlements which are already inset into the Green Belt. The LUC report sets out which 

settlements are included for assessment and makes clear that the settlements to be 

assessed are not towns i.e. Welwyn Garden City and Hatfield. The following list sets out 

which villages and settlements have been included within this assessment. 

• Brookmans Park 

• Cuffley 

• Welham Green 

• Welwyn 

• Digswell 

• Oaklands and Mardley Heath and Woolmer Green 

• Little Heath 

 

 

2.12  Washed-over Settlements: The LUC report also considered 16 settlements ‘Washed-

over by the Green Belt’ of which Swanley Bar is identified at Nr.16. The methodology to 

assess these washed-over settlements are included within paragraph 3.56 of the LUC 

report and further analysis set out within chapter 5. The assessment by LUC concentrated 

on the contribution of each washed over settlement to Green Belt openness. The LUC 
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report stated: ‘Where limited contribution to Green Belt openness was identified, a more 

detailed assessment of the contribution to the Green Belt purposes of land in and around 

these settlements was undertaken’.  

 

2.13  By virtue of the fact that Swanley Bar is a washed over settlement, there has been no 

requirement through the adopted Local Plan to identify a settlement limit. The proposed 

Parcel P79 represents a reasonable proxy for this built up area other than that it could 

reasonably have been extended modestly to the north-east to include properties to the 

north of Swanley Bar Lane up to and including the depot. 

 

2.14  In relation to the existing built form of Swanley Bar (parcel P79) its contribution to the Green 

Belt purposes has been assessed by LUC in relation to the five set purposes (with the 

exception of P5 which is effectively void for these purposes). For all of the four active 

purposes for consideration (P1-P4), LUC confirm that the contribution should be assessed 

as “Limited or no Contribution”. 

 

2.15  We conclude that if Parcel P79 had been extended to include the properties to the north 

side of Swanley Bar Lane as suggested above, the conclusions in terms of contributions to 

the Green Belt purposes would be unchanged. 

 

2.16  Furthermore, the LUC report refers to a scenario wherein Parcel P79 as a whole is inset 

from the Green Belt and the conclusion is that: 

 “The parcel contains the existing development at Swanley Bar. There are areas of 

openness within the parcel particularly towards the north west where part of Gobions 

Registered Park and Garden is within its boundaries.  The washed over settlement is 

bounded by Hawkshead Road to the west and by the Registered Park and Garden to the 

north and is relatively well contained from the wider countryside.  The extent of harm to the 

wider Green Belt that would result from the release of the parcel and insetting of the 

settlement would therefore be limited.” 

 

2.17  Given that the consequential harm of insetting the settlement (parcel P79) would be limited, 

it is unsurprising that the given rating is “low”. We would also conclude that if Parcel P79 

had been extended to include the properties to the north side of Swanley Bar Lane as 

suggested above, the conclusions in terms of rating in the “insetting scenario” would be 

unchanged and remain as “low”. 

 

2.18  Assessment Parcels: The LUC report (paragraph 3.59 sets) out the criteria for 

identifying the land parcels (refer to Appendix A for site plan) which form the basis for their 

Green Belt Assessment. The following criterion was used to define the parcels: 

• Boundaries should be defined using physical features that are readily recognisable 

and likely to be permanent.  

  

2.19  The LUC assessment defined the parcels using Ordnance Survey, Mastermap Mapping 

and aerial imagery with further definition relating to natural features such as substantial 

water courses, water bodies, woodland, A and B roads and railway lines. Where there was 

a lack of these features, ‘less prominent’ features were used such as; hedgerows, tree lines, 

streams, and ditches. 
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2.20  Each of the assessment parcels were assessed by how they performed against each of 

the Green Belt purposes. To identify the variations in contribution, a three-point scale was 

employed: 

• Significant:    Parcel makes a significant contribution to Green 

     Belt purpose. 

• Partial Contribution:  Parcel makes partial contribution to Green Belt 

     purpose. 

• Limited or No Contribution: Parcel makes limited or no contribution to Green 

     Belt purpose. 

   

2.21  Paragraph 3.70 – 3.76 summarises the criteria that was used to assess Purpose 1-4, whilst 

paragraph 3.77 – 3.79 summarises the criteria that was used to assess the Local Purpose. 

  Purpose 5 was not included within the LUC assessment process. 

 

 

  Assessment of Potential Harm to Green Belt Purposes 

 

2.22  LUC also carried out an assessment of the potential harm that release/development would 

have on each land parcel. The assessment methodology is identified within paragraph 3.80 

– 3.90 of the LUC report and is based on three key factors: 

1. The contribution across the area of potential release/development to the 

NPPF Green Belt Purposes. 

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

release/development on the integrity of the wider Green Belt. 

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

to the potential area of Green Belt release/development. 

   

2.23  Paragraph 3.83 of the LUC report states that; ‘the relationship between these three factors 

can vary significantly across the study area. Professional judgement is used to rate Green 

Belt harm using a 6-point scale’  

 

2.24  The LUC report has also assessed smaller parcels of land sited within the larger parcels in 

relation to Harm to the Green Belt should the land be released from the Green Belt or 

developed. For Parcel P80, two sub-parcels have been included within the Assessment for 

Harm, namely P80a, which also includes the whole of the adjacent Swanley Bar land parcel 

P79, and P80b, which is a small pocket of land to the southern edge of P80. 

 

 

  New Settlement Release - Conclusions 

 

2.25  In summary, the LUC report New Settlement Release - Conclusions identified that there 

were; ‘no variations in the performance of the Green Belt to purposes 1, 4 and 5 within the 

wider Green Belt, however there were variations in the performance of Purpose 2 and 3, 

therefore the assessment of Purpose 2 and 3 were used to identify which areas of the wider 

Green Belt make a stronger or weaker overall contribution to the Green Belt purposes. The 

LUC conclusions go on to make the point that as nearly all areas within the wider Green 

Belt make a significant contribution to Purpose 3. It is purpose 2 that provides a useful 
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indicator of where new settlement locations could potentially result in less harm to the 

Green Belt’.  

 

2.26  The LUC report also concluded that the areas which make limited or no contribution to 

Purpose 2 are the weaker performing areas of the wider Green Belt that could be 

considered for potential new settlement locations. 

 

2.27  Given the conclusions which have been drawn in terms of the contribution of Parcel P79 to 

the Green Belt purposes and the outcome of the “insetting scenario” then it should be 

appropriate for the P79 parcel to be inset from the Green Belt. 

 

 

  Identification of Most Essential Green Belt 

 

2.28  The LUC report, within chapter 9. Identifies those areas considered to represent the ‘most 

essential’ Green Belt in the Borough. Within the Summary of Findings, paragraph 9.4, no 

mention is made of P80 and therefore it must be concluded that P80 does not form an area 

of ‘Most Essential’ Green Belt within the Borough. 
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3.0  Analysis of the LUC Report in Relation to P80 
 

   

  Parcel P80  

 

3.1  The LUC report sets out a description of P80. It states: 

  “The parcel is located on the northern edge of the inset settlement of Little Heath, which in 

turn is contiguous with Potters Bar. The parcel is also situated on the eastern edge of 

Swanley Bar, which is washed-over by the Green Belt designation. Land within the parcel 

slopes down from the settlement edge of Little Heath to the northeast. The land 

predominantly comprises arable and grassland fields, one of which is used for weekly car 

boot sales, although a farmstead and farm buildings are present in the south of the parcel 

(a land use which is considered to be an appropriate use within the Green Belt). Additionally, 

large dwellings are present in the south and southwest of the parcel, as well as a religious 

building and adjacent playground in the southwest of the parcel. The presence of the 

dwellings and religious building in the southwest of the parcel compromises the openness 

of the parcel within their immediate vicinity. 

 

  There are no absolute constraints present within the parcel; however, Leggatts Park Drive 

Local Wildlife Site is adjacent to the northeast corner of the parcel and the Gobions 

(Gubbins) Registered Park and Garden is located adjacent to the north of the parcel. The 

south of the parcel adjoins the urban edge of Little Heath, the northwest of the parcel 

adjoins the urban edge of Swanley Bar and sections of the parcel are contained by trees. 

These provide some containment of the parts of the parcel – although open views of the 

wider countryside within the parcel and to the north and east are still visible. The north, 

east and part of the west of the parcel adjoin the wider countryside, with roads present 

along the parcel edges. A cluster of dwellings and a warehouse and service yard used by 

an engineering company are located beyond the road adjoining the northern edge of the 

parcel. As identified in Image 1 and 2, P80 abuts part of the northern edge of the inset 

settlement of Little Heath which is contiguous with the settlement of Potters Bar and abuts 

the eastern and southern edge of the washed over settlement of Swanley Bar.“ 

 

3.2  It is self-evident from the written description of Parcel P80 that it excludes the washed over 

settlement of Swanley Bar which is elsewhere identified as Parcel P79. As such, there is 

an error in the mapping for Parcel P80 which seems to include Parcel P79 and then identify 

it as P80. 

 

3.3  Immediately to the east of Parcel P79 (albeit mistakenly identified by LUC as Parcel P80) 

and sited opposite Parcel P80 along Swanley Bar Road, is a large civil engineering depot 

where plant (machinery and equipment) and materials are stored. Also located along 

Swanley Bar Road are several cottages. To the north of the Site is the Gobions (Gubbins) 

Registered Park and Garden with Gobions Wood forming a visual back-stop. Gobions 

Wood is also designated as a Local Wildlife Site. 

 

3.4  Within the LUC assessment, the Inspector stated within his initial thoughts, that: ‘Openness 

considerations in a Green Belt context should only be concerned about the absence of built 

development and other urban influences. They should not be concerned about the 

character of the landscape’  
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3.5 Parcel P80B is essentially comprised of the draft allocation site LHe1 and it is concluded 

by LUC that the scenario of its allocation would not have an effect on the integrity of the 

Green Belt and the rating is “moderate-low”. 

 

3.6 Parcel P80A is somewhat contrived given that it appears to comprise all of Parcel P79 and 

P80B, as well as an infill parcel fronting Hawkshead Road. The eastern boundaries of this 

infill parcel appear to be largely formed by hedgerow boundaries albeit this is inconsistently 

applied. 

 

3.7 The remainder of what is Parcel P80 is effectively all of the land behind this Parcel P80A 

ribbon, taking this east to the key A1000 boundary. 

 

3.8 We nevertheless note that the LUC report identifies that Parcel P80 read as a whole 

provides “limited or no contribution” to two of the Green Belt purposes and that the 

contribution to P2 (prevention of merging) is partial. However, it does identify a significant 

contribution for P3 (safeguarding from encroachment).  

 

3.9 In consideration of the findings of the LUC report and the comments raised by the Inspector 

within his initial thoughts in relation to the size of potential development land parcels, it 

could easily be concluded that Parcel P80 as drawn is too large and does not address the 

potential areas of land adjacent to the urban areas to allow for a true and appropriately 

granular assessment of potentially developable land.  

 

3.10 It is for this reason that this report will assess the smaller parcel of land which is the subject 

under consideration (Swanley Park, Swanley Bar Road) using the same criteria and 

method of assessment as employed within the LUC report. 

 

 

  LUC Green Belt Contributions Ratings 

 

3.11 The LUC assessment employs a three-point rating scale to value their findings. Although 

this rating scale is consistent with the earlier Stage 1 and 2 studies, it is somewhat limited 

when assessing parcels of land. This qualitative approach only allows for three ratings and 

therefore it is not possible to determine the value of each rating, i.e. the rating is an absolute 

based on the subjective judgement of the report writer.  

 

3.12 A more reliable approach would be to employ a quantitative ten-point scale which allows 

for more subtleties to be included and can be more easily used when identifying additional 

land to release from the Green Belt. The Inspector makes clear that more land is required 

to fulfil the required housing needs of the Borough and that it is highly likely that proposed 

development land will be within the existing Green Belt. A quantitative approach would 

make the task of assessing potential land much easier than the LUC qualitative method. 
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4.0  Assessment of Swanley Park Land Parcel 
 

4.1  Swanley Park is identified in image 1. The site is presently a grass field which falls from a 

high point at its western and southern edge towards its north-eastern corner. The site 

boundaries comprise of mature native hedgerows with mature native trees each of which 

screens the adjacent land beyond. From the higher ground within the site, there are views 

of the land beyond the Site towards the north. This land is generally covered with trees – 

refer to Appendix C; Viewpoint 4b.  

 

 

4.2  Purpose 1 – Checking the unrestricted sprawl of large built-up areas 

   

4.2.1  The LUC Appraisal, assessed P80 as having Limited or no contribution in relation to 

Purpose 1. LUC comments include:  

  “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.” 

 

4.2.2  When the Swanley Park site, in isolation, is appraised using the same methodology, we 

would conclude that the result would be “limited or no contribution” in line with the LUC 

report. 

 

4.2.3  When the Swanley Park site and Swanley Bar (Parcel P79) is appraised together using the 

same methodology, we would conclude that the result would be “limited or no contribution” 

in line with the LUC report. 

 

 

4.3  Purpose 2 - Preventing the merging of neighbouring towns 

 

4.3.1  The LUC Appraisal, assessed P80 as having Partial Contribution in relation to Purpose 2. 

   

4.3.2  LUC comments include:  

  “The parcel lies between the settlements of Hatfield to the northwest and Potters Bar which 

it adjoins to the south. Both are first tier settlements and are located within approximately 

5km of each other across the parcel. There are blocks of woodland located outside of the 

parcel to the north between the two settlements which act as separating features such as 

Gobions wood Central. Some of these areas contain ancient woodland.  

 

  The smaller settlement of Welham Green, Bell Bar, Brookmans Park, Swanley Bar and 

Little Heath lie between the first-tier settlements, thereby limiting the perception of 

separation. Connecting features between the settlements include the A1000 which runs 

along the eastern edge of the parcel and the railway line which does not pass within the 

parcel. Both of these features act to reduce the perception of separation between the 

settlements. The parcel makes a partial contribution to preventing the merging of towns.” 

 

4.3.3  Our assessment of Swanley Park considered what should be understood by “merging” and 

although the definition applied within the LUC report is not contested, this is countered by 

the consideration that any potential development to the outside of an existing first tier 

settlement could be classed as merging and would automatically be assessed as ‘Partial 



Green Belt Appraisal – Swanley Park, Swanley Bar Lane, Little Heath, Hertfordshire 

 

12 
OS 1706-18 Doc 2 -  September 2018 

©Open Spaces Landscape & Arboricultural Consultants Limited 

contribution’. There are of course varying degrees of merging and should development be 

allowed at Swanley Park, the new development would project no closer to Hatfield than the 

existing adjacent washed over settlement of Swanley Bar. Further to this point, the edge of 

the existing urban fringe between Potters Bar and Hatfield is 4.3 km whereas the distance 

from Swanley Park to the urban fringe of Hatfield is 4.8 km with the addition of two 

intervening settlements of Brookmans Park and Welham Green.  

 

4.3.4  In addition, the LUC assessment raises the point that the A1000 and nearby railway line 

act to reduce the perception of separation between the settlements, although consideration 

should have been given, when assessing Purpose 2, that the A1000 and the railway line 

already exist and that the proposed development at Swanley Park has no connection or 

perception of connection to either. In fact, the wooded area to the eastern edge of the P80 

parcel and the intermittent field boundaries already create the perception of separation. 

 

4.3.5  When the Swanley Park site is appraised, in isolation, using the same methodology, by 

consequence of reduced scale and prominence of the site it is reasonable to conclude a 

change in the result reported within the LUC report (“partial contribution”) to “Limited or no 

contribution”. 

 

4.3.6  When the Swanley Park site and Swanley Bar (Parcel P79) is appraised together using the 

same methodology, by consequence of reduced scale and prominence of the site it is 

reasonable to conclude a change in the result reported within the LUC report (“partial 

contribution”) to “Limited or no contribution”. 

 

 

4.4  Purpose 3 – Safeguarding the countryside from encroachment 

 

4.4.1  The LUC Appraisal assessed P80 as having Significant contribution regarding Purpose 3. 

LUC comments include; The land contains the characteristics of open countryside, 

comprising predominantly of arable and grassland fields and is open. With the exception 

of the dwellings and the religious building in the far south of the parcel, the parcel lacks any 

urbanising development. 

 

4.4.2  We have set out previously that the P80 parcel as drawn is large and does not allow the 

granular analysis which was sought by the Inspector.  

 

4.4.3  The LUC report has appraised Parcel P80 within the context of ‘countryside’ and in 

particular ‘open countryside’. Paragraph 3.35 of the LUC report makes clear that effective 

assessment relates to the wider countryside. 

 

4.4.4  The LUC report acknowledges within ‘Appendices- P80 – Parcel Description’ that Parcel 

P80 also includes; a farmstead and farm buildings, both of which is considered to be an 

appropriate use within the Green Belt, large dwellings, a religious building as well as a 

children’s playground. The LUC report also acknowledges that the presence of the large 

dwellings and religious building compromises the openness of the Green Belt within their 

immediate vicinity. 
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4.4.5  The parcel P80 is bounded along its eastern side with the A1000. It is bounded along its 

northern side by Swanley Bar Road, residential cottages and a large civil engineering depot 

which could be appropriately considered with the Swanley Bar washed over settlement P79. 

Immediately to the north of Swanley Bar Road, is the ‘Gobions (Gubbins) Registered Park 

and Garden’ and Gobions Wood. To its western side it is bounded by the urban fringe of 

the washed over settlement of Swanley Bar (P79) and to its southern side, bounded by 

Hawkshead Road and the urban fringe of Little Heath. With this in mind, Parcel P80 should 

not be assessed as open countryside or wider countryside as it is clearly not within either.  

 

4.4.6  Paragraph 3.35 of the LUC report, sets out that to effectively assess the effects of 

encroachment on countryside or the potential implications of Green Belt release, it is 

important to determine the extent to which the Green Belt land: relates to adjacent 

settlements and to the wider countryside and also contains or is influenced by urbanising 

land uses and features. 

 

4.4.7  When the Swanley Park site is appraised using the same methodology as set out within 

the LUC report, it is reasonable to conclude a change in the result reported within the LUC 

report (“significant contribution”) to “Partial contribution”. 

 

4.4.8  When the Swanley Park site and Swanley Bar (Parcel P79) is appraised together using the 

same methodology, it is reasonable to conclude a change in the result reported within the 

LUC report (“significant contribution”) to “Partial contribution”. 

 

 

4.5  Purpose 4 – Preserving the setting and special character of historic towns 

 

4.5.1  The LUC Appraisal, assessed P80 as having Limited or no contribution in relation to 

Purpose 4. 

 

4.5.2  LUC comments include; The land forms little or no part of the setting of Welwyn Garden 

City and does not contribute to its special character. 

 

4.5.3  When the Swanley Park site is appraised using the same methodology we would conclude 

that the result would be “limited or no contribution” in line with the LUC report. 

 

 

4.6  Purpose 5 – Assist the urban regeneration, by encouraging the recycling of derelict 

and other urban land. 

 

4.6.1  The LUC Appraisal, assessed P80 as having Significant contribution in relation to Purpose 

5. 

 

4.6.2  LUC comments include; 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. 

 

4.6.3  The LUC report under paragraph 3.43 states that: Most Green Belt reviews do not assess 

individual parcels of land against Purpose 5 and either do not rate them or rate them all 
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equally.  With this in mind, the LUC approach is to rate Purpose 5 as Significant 

Contribution for all land parcels. As LUC have stated that they do not assess Purpose 5, it 

could be made clear within their analysis by not rating Purpose 5 at all. For this reason, 

Purpose 5 is not included within the assessment of the land at Swanley park. 

 

 

4.7  Local Purpose – Maintain the existing settlement pattern 

 

4.7.1  The LUC Appraisal, assessed P80 as having Partial contribution in relation to Local 

Purpose. 

 

4.7.2  LUC comments include: The parcel lies between the settlement of Little Heath to the south 

and Brookmans Park to the north. The Registered Park and Garden at Gobions, with 

woodlands that provides visual screening, separates the main bodies of the two 

settlements, around 1.2 km apart, but perceived separation would be reduced by 

development in the vicinity of the A1000 where linear development has reduced the gap to 

only 0.7 km. A recreation ground provides the only open space between the edge of Little 

Heath and washed over development at Swanley Bar. Swanley Bar is 20th century 

residential development lacking a distinct village identity, and the gap between the two 

settlement areas is not considered to contribute significantly to the character of either.  

 

4.7.3  When the Swanley Park site is appraised using the same methodology we would conclude 

that the result would be “partial contribution” in line with the LUC report. 

 

 

4.8  Assessment of Harm to the Green Belt 

 

4.8.1  LUC has assessed each parcel of land for potential harm if it were to be released or 

developed. The land parcel, P80 as a whole and two smaller sub-parcels P80a and P80b 

were assessed for potential harm - refer to appendix B for location plans.  

 

4.8.2  Although the Site (Swanley Park) lies within P80, it only forms a part of this parcel and 

hasn’t been assessed as part of any sub-parcel. When the whole of P80 is assessed for 

harm, it is rated High. When sub-parcel P80a is assessed, it is rated Moderate and whilst 

P80b is assessed, it is rated Moderate-low.  

 

4.8.3  The allocation of Swanley Park in isolation (i.e. leaving Swanley Bar as a washed over 

settlement) would be somewhat illogical, but for the purposes of this assessment is a 

scenario for consideration. In that context, the harm caused by allocation of Swanley Park 

is perhaps within the High category. However, as is set out below and elsewhere the much 

more likely scenario would assume the insetting of Parcel P79 as a precursor to 

consideration of Swanley Park. 

 

4.8.4  The LUC report clarifies that the prospect of Green Belt harm through the insetting of 

Swanley Bar (parcel P79) is very limited. By consequence, it is reasonable to assume the 

scenario of it being inset. By consequence of this and the reduced scale and visual 

prominence of Swanley Park the rating would be lowered to Moderate-high. 
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4.8.5  It is of course important to add that (as we have set out earlier) that this scoring system is 

very limited and that a more granular system (such as a scored 1-10 approach) would allow 

for more granular advice to assist decision-making. In that vein, whilst we have set out 

above that the conclusion for Swanley Park would be “moderate-high” we think that in 

reality it would be likely to reside within the lower end of that range and that through 

mitigation measures (in terms of boundary treatments and other measures to provide 

permanent defensible boundaries) then it could reduce further still. 

 

 

4.9  Table of findings 

 

 LUC Rating for P80  Open Spaces 

rating for land 

promoted as 

Swanley Park 

 

 Open Spaces 

rating for land 

promoted as 

Swanley Park with 

Parcel P79 

Purpose 1 

 

 

Limited or no 

contribution 

 Limited or no 

contribution 

 Limited or no 

contribution 

Purpose 2 

 

 

Partial 

contribution 

 

 Limited or no 

contribution 

 Limited or no 

contribution 

Purpose 3 

 

 

Significant 

contribution 

 Partial 

contribution 

 

 Partial 

contribution 

 

Purpose 4 

 

 

Limited or no 

contribution 

 Limited or no 

contribution 

 Limited or no 

contribution 

Purpose 5 

 

 

Significant 

contribution 

 Not Rated  Not Rated 

      

Local Purpose 

 

Partial 

contribution 

 Partial 

contribution 

 Partial 

contribution 

      

Assessment of harm 

– Swanley Park 

 

  High  Moderate-high 

  Table of Assessment Results 
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5.0  Conclusion 

 

5.1  LUC were commissioned to carry out a stage 3 appraisal of the Green Belt within the 

Welwyn Hatfield Borough area. This appraisal included the assessment of numerous land 

parcels, mainly located adjacent or near to the towns of Welwyn Garden City and Hatfield. 

LUC assessed each land parcel in relation to the 5 purposes of the Green Belt. A further 

assessment was carried out in relation to ‘Local purpose’ and each site was further 

appraised as to the assessment of harm should it be released from the Green Belt or 

developed. 

 

5.2  LUC used a qualitative method of assessing the Green Belt based on a three-point 

assessment; Limited or no contribution, Partial contribution and Significant contribution. 

This assessment rating system appears to be limited as it does not provide enough 

separation between results to determine the potential for each land parcel on a comparative 

basis. We have set out within our report that a more granular scoring system (perhaps on 

1-10 basis) would provide the reader a greater depth of understanding of Green Belt 

matters before they then move on to look at the wider planning balance. 

 

5.3  The LUC report identifies a parcel for the built form of Swanley Bar (Parcel P79) before 

then going on to assess its contribution to the Green Belt purposes and reviewing the 

potential for harm if that parcel was inset from the Green Belt. We have set out earlier in 

our text that the identification of the P79 parcel is somewhat arbitrary and could reasonably 

have been modestly extended to include properties to the north of Swanley Bar Lane 

eastwards, up to and including the depot building. 

 

5.4  Notwithstanding the above, the LUC report concludes that the P79 parcel they have 

identified provides limited contribution to the active Green Belt purposes and the harm 

caused by insetting would be “low”. We agree with this conclusion. Our view would be that 

if Parcel P79 was extended as suggested above, the conclusions (in terms of contribution 

and harm) would be unchanged. On that basis, the limited extension of the P79 parcel to 

encompass built form on Swanley Bar Road should result in a harm rating of “low”.  

 

5.5  Whilst parcel P79 is identified and assessed by LUC in isolation, it is also then absorbed 

into the consideration of land to the south-east forming a larger parcel P80 which we have 

set out is not sufficiently granular to meet our understanding of what was sought by the 

Inspector. LUC have considered sub-division (with the aim of identifying smaller parcels of 

land where the harm rating would vary from that of the larger parcel) but our view is that 

this has not been completed in a robust manner. 

 

5.6  LUC’s consideration of sub-division is comprised of reference to two smaller parcels both 

of which run closer to the Hawkshead Road boundary. P80B is comprised of a parcel of 

land to the east and is consistent with land which has a draft positive allocation. This site 

is assessed as resulting in a harm rating of “low to moderate” which we conclude is likely 

to be cautious. Notwithstanding the above, we make no other commentary in terms of the 

granularity of Parcel P80B or the conclusions reached. 

 

 5.7  Parcel P80A is effectively a construct of the harm scenarios assessed under P80 and P80B, 

as well as an area of land fronting Hawkshead Road which links the two. The larger parcel 
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(P80A) would effectively create continuous development on the eastern side of Hawkshead 

Road between the currently washed over Swanley Bar to the edge of the already inset 

settlement of Little Heath. 

 

5.8  The residual assessment by LUC is to assume the release of the entirety of parcel P80, 

including all of the land connecting the site through to the frontage to the Great North Road. 

The LUC assessment of harm for Parcel P80 as a whole is “high”. Whilst there is an element 

of screening to the key boundaries, we would agree that the release of all of the land 

envisaged under the P80 harm scenario would result in material harm. 

 

5.9  This harm would result in some sense by the very limited separation from the key A1000 

boundary, as well as a much-reduced gap between existing built form and the Gobions 

Registered Park and Garden and woodland to its northern edge. We do not seek to make 

adverse comments in terms of the harm rating as applied to the entirety of the parcel as 

set out in the P80 harm scenario. 

 

5.10  Swanley Park is clearly a field and therefore part of the countryside, however, it is not 

managed as an agricultural field and in fact, it has been used for alternative purposes, 

namely a car boot-sale area. There is a strong relationship with the adjacent settlement of 

P79 (Swanley Bar) and should this washed over settlement be released from the Green 

Belt, the development of Swanley Park would be seamless with Swanley Bar. 

 

5.11  There is no further sub-division by LUC, and therefore the remainder of the P80 parcel is 

not considered on any more granular basis. We have set out through the Hearing sessions 

that the sub-division employed by LUC was somewhat arbitrary and we maintain that 

viewpoint. The logic applied to the identification of Parcel P80A could equally have been 

applied to consideration of a ribbon parcel adjacent to Swanley Bar Lane, especially if the 

P79 parcel had been adjusted to include for properties to the north of Swanley Bar Lane 

up to the depot. 

 

5.12  It is also the case that the proposed “infill” section in Parcel P80A is somewhat problematic 

as it is occupied by a children’s play area and allotments. These already represent positive 

uses and their dislocation would be regrettable. It is noted that the LUC report is purely 

concerned with Green Belt testing, but it does point towards deliverability. 

 

5.13  The LUC report assessed land parcel P80 as a whole, whereas the proposed development 

site is only a smaller part of P80 and the LUC considerations and results do not reflect the 

results for the proposed development land; Swanley Park. 

 

5.14  Our previous report considered the scenario submitted by the promoter for the Local Plan 

process (LHe3) which would have accommodated circa 100 new homes and a substantial 

extension of parkland into the Little Heath Open Space. 

 

5.15  Through that report and in reference to that scenario, our results identifies a lower rating 

for Purpose 2 than the LUC rating for the whole of P80. There is a theoretical argument 

that the development of this site could come forward without insetting parcel P79 but we 

find that to be extremely unlikely.  
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5.16  We concluded that in reference to the scenario tested in September 2018 (providing 100 

homes) that the harm arising from that in addition to insetting parcel P79 would be no 

greater than “moderate”. 

 

5.17  Through this exercise, the promoter has put forward a range of alternative scenarios which 

demonstrate flexibility in terms of yield and of course have planning consequences in terms 

of the extent of Green Belt harm and the capability to deliver wider social infrastructure.  

 

5.18  Scenario 80C is the largest and pushes the development edge closer to the A1000 

boundary whilst still maintaining the buffer provided through the Priority Habitat area which 

would form an absolute constraint. It also provides parkland within an area to the south-

east which would reduce the encroachment onto the inset settlement of Little Heath. The 

development provides the opportunity to deliver 300 homes and a new primary school on 

site.  

 

5.19  In terms of harm, we would conclude that the greater separation from the A1000 (as 

compared to scenario P80) is to be welcomed. Nevertheless, we would conclude that the 

harm rating is best assessed as “moderate to high”. 

 

5.20  Scenario 80D is more modest and removes the development which would have been felt 

as close to the A1000 boundary. Through this approach the buffer  towards the Priority 

Habitat area is maintained and strengthened. The parkland area to the south-east is also 

removed, which could be interpreted as an urbanising influence. The development provides 

the opportunity to deliver 200 homes and a new primary school on site.  

 

5.21  In terms of harm, we would conclude that the considerably greater separation from the 

A1000 (as compared to scenario P80 and P80D) is to be welcomed. We would conclude 

that the harm rating is best assessed as “moderate”. 

 

5.22  Scenario 80E is effectively consistent with the scheme which we assessed in September 

2018. We continue to conclude that the harm rating is best assessed as “moderate”. 

 

5.23  Scenario 80F is considerably more modest and removes the development which would 

have been felt as close to the A1000 boundary. The development edge extends part way 

across Swanley Bar Lane and down to the southern edge of the Little Heath Open Space. 

Through this approach the separation to the A1000 is extensive and the buffer  towards the 

Priority Habitat area is maintained and further strengthened. The parkland area to the 

south-east is also removed, which could be interpreted as an urbanising influence. The 

development provides the opportunity to deliver 60 homes. We would conclude that the 

harm rating for this scenario is best assessed as “moderate to low”. 

 

5.24  Scenario 80G is the smallest scenario and reduces the land requirement both on the 

Swanley Bar Lane and the Hawkshead Road frontage. The development edge extends 

part way across Swanley Bar Lane and down to the northern edge of the Little Heath Open 

Space so would not be visible as viewed from Hawkshead Road.  

 

5.25  Through this approach the separation to the A1000 is extensive and the buffer  towards the 

Priority Habitat area is maintained and further strengthened. The development provides the 
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opportunity to deliver 30 homes. We would conclude that the harm rating for this scenario 

is best assessed as “moderate to low”. 

 

5.26  The parcel of land P80, is clearly separated from the wider countryside by the A1000 to its 

eastern edge. Little Heath/Potters Bar to its southern edge and Swanley Bar to the west. 

There is further separation with the Gobions Registered Park and Garden and woodland 

to its northern edge. Any development of Swanley Park will be further contained by the 

existing treed area to the east.  

 

5.27  Furthermore, the promoter has clarified a willingness and preference to gravitate the 

development towards the already developed Parcel P79 and to ensure that the new eastern 

edge will be formed by a strong boundary which can be comprised of dense hedgerows 

and a continuation of the footpath network to provide a defensible and permanent boundary. 

 

5.28  By reference to the following points, it is evident that the allocation of Swanley Park can 

result in a level of harm which (weighed against the compelling housing need) should be 

acceptable in planning terms. These include: 

• Insetting of Parcel P79 

• Retention of Gobions Wood to the north;  

• Substantial separation from the A1000; and  

• The parkland proposed by the promoter (to the east).    
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Appendix A – Land Parcel – P79 and P80 

 

 
Taken from LUC Report 
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Appendix B – LUC Harm Assessment Location Plan 
 

 
  Taken from LUC Report 
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Appendix C – Location of Viewpoints 
 

 

 
Location of Viewpoints 

 

 

 

 

 

  



Green Belt Appraisal – Swanley Park, Swanley Bar Lane, Little Heath, Hertfordshire 

 

23 
OS 1706-18 Doc 2 -  September 2018 

©Open Spaces Landscape & Arboricultural Consultants Limited 

 

Appendix D – Viewpoint Images 

 

 
Viewpoint 1  - View from field gate into the Site 
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Viewpoint 2  - View towards the adjacent settlement of Swanley Bar showing the relationship of the edge of the settlement to the site. 
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Viewpoint 3 - View from Swanley Bar Road towards north and the adjacent civil engineer’s depot 

 

 

 

 



Green Belt Appraisal – Swanley Park, Swanley Bar Lane, Little Heath, Hertfordshire 

 

26 
OS 1706-18 Doc 2 -  September 2018 

©Open Spaces Landscape & Arboricultural Consultants Limited 

 

 
Viewpoint 4a – View from southern edge of the Site towards north 
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Viewpoint 4b – View of the surrounding land showing extent of tree cover 

 


