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Response to P52 Consultation 

Executive Summary

In September 2018 King & Co submitted 
to Welwyn Hatfield Borough Council 
an Appraisal of Land Use Consultant’s 
(LUC) Stage 3 Green Belt Study, which 
highlighted several limitations within 
LUC’s methodology. This included a 
review of LUC’s three-point assessment 
ratings system, which the Appraisal 
concluded did not provide enough 
separation between comparative results 
(suggesting a ten-point alternative 
would be more advantageous), and an 
inconsistent application of subdivision 
across the Borough. The content of this 
Appraisal was presented during Stage 5 of 
the Inspector’s Hearing Sessions.

We note that whilst the Inspector 
did note that respondents did raise 
significant concerns in terms of 
methodology, he was focused upon the 
application of that methodology on a 
parcel-by-parcel basis. Taking a pragmatic 
approach, the Inspector decided that 
the methodology was sufficiently sound 
but did invite respondents to justify 
where parcels should be reconsidered in 
terms of granularity and in terms of the 
consistency of the conclusions drawn.

As such, we do not seek to identify 
or raise matters in respect of the LUC 
methodology as that will not assist the 
Inspector.

We do however seek to identify where 
the LUC approach could have taken a 
different approach to sub-division and 
where this would have resulted in a 
different and potentially lesser degree of 
Green Belt harm.

This report also identifies (where 
appropriate) inconsistencies across 
Purpose Scoring and Harm Ratings, and 

the relationship between them. This is a 
contribution in terms of the Inspector’s 
comments about the consistency of 
analysis.

It is understood that  Essendon is a 
washed-over settlement and that the 
LUC report identified a P51 parcel 
representing the existing village. That 
is identified as having a harm rating of 
“moderate-low” and it is concluded that 
insetting would not cause significant 
harm.

Utilising LUC’s analysis of separating 
and connecting features, ‘absolute 
constraints’, and present urbanising 
influences, the conclusion drawn here 
recognises that the southern-most edge 
of Parcel 52 (P52) is qualitatively different 
from the rest of the parcel; its impact on 
openness obscured by present built-form. 

This report suggests that the P52 parcel 
should be sub-divided, which would 
result in a different rating of harm. We 
would encourage that LUC consider the 
sub-division scenarios we have proposed 
for P52. Specifically, the harm ratings 
that should be attributed to the southern 
part of the parcel in isolation would be 
considerably lower than the harm rating 
where the parcel comprised solely of or 
also included the more open parcels of 
land to the north. This should mean that 
this more modest part of P52 should 
be capable of being released alongside 
parcel P51 which is already washed over 
built form.
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3. Looking east towards the access gate 4. Looking east towards the road

5. Looking north along the High Street 6. Looking south along the High Street

Context
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Site Photographs - High Street and Access



7. Looking west at the established boundary5. Looking north west at the corner 6. Closer view of the north west corner

9. Looking south east within the site 10. Looking to the gate (northwest corner) 11. Looking south within the site
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Context

Site Photographs



Elms, 59 High Road - Grade 2 Listed

Church Cottages, 1-7 High Street - Grade 2 Listed

57 High Road - Grade 2 Listed

Garden Walls at the Vines 
Grade 2 Listed

The Limes, Essendon High Road - Grade 2 Listed

P52 - The Vines, Essendon 9

Heritage Context

Context
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Parcel Description
The parcel of land P52 is described by 
LUC as follows:

“The parcel is located within the wider 
countryside to the southwest of the 
village of Essendon, which is washed-
over by the Green Belt designation. 
Land within the parcel in the east is 
predominantly flat and slopes down to 
the west. The land comprises a mixture of 
land uses. Grassland fields are present in 
the west of the parcel and playing fields 
contained by trees and walls are present 
in the centre of the parcel. Hardstanding 
for tennis courts is located within the 
parcel (a land use that can be considered 
to be appropriate within the Green Belt). 
A church is also present in the northeast 
of the parcel and clusters of dwellings 
contained by trees are present in the 
northeast and southeast of the parcel.

Part of the St Mary’s Church - Essendon 
Local Wildlife Site is present in the 
north of the parcel and Essendon Glebe 
Meadow Local Wildlife Site is located in 
the southwest of the parcel. Additionally, 
Backhouse Wood Local Wildlife Site and 
Ancient Woodland is located adjacent 
to the west of the parcel. The east 
and northeast of the parcel adjoin the 
settlement of Essendon and the west and 
south of the parcel adjoin Backhouse 
Wood. These provide containment of the 
parcel from the wider countryside.”

Parcel 52: Inconsistencies

Absolute environmental constraints
As illustrated on page 232 of LUC’s 
Stage 3 Green Belt Study, Parcel 52 is 
completely bounded to the west by 
ancient woodland (Backhouse Wood); 
an absolute constraint, and visually 
contained to the north, east and south 
by local trees which straddle the B158. 
In addition to its primary function as 
an environmental barrier to urban 
sprawl and the potential coalescence of 
neighbouring settlements, enveloping 
ecological screening either side of 
Essendon interrupts any potential 
encroachment further west from 
Essendon Brook. Topographically, LUC 
state on page 36 of their Final Report 
that “the village of Essendon…lies on a 
ridge between tributaries of the River 
Lea… [which] emphasises the distinction 
between these elevated settlements and 
surrounding open countryside.”

Physical separators and built-form
Expanding on LUC’s methodology, “micro-
constraints” include a dense evergreen 
hedgerow that hides the playing fields 
from street level, fencing to the north and 
intermittent housing. Further subdivision 
to the south enables the use of a listed 
walled garden with an elevation above 
head height, as well taller green coverage 
that persists through to the southern 
village gateway. To this, we add that 
in the unrepresentative use of a single 
of the Essendon Bowls Club to define 
P52 in its entirety, the lessened impact 
of smaller configurations is greatly 
obscured. Separating features, as per the 
contents in paragraphs 4.4 to 4.8 (linear 
form, topography, watercourses and 
tree cover) are present but incidentally 
not identified, despite clarity from LUC 
that “woodlands, parklands…and even 
unprotected woodlands still play a role in 

perceived settlement separation, through 
the visual containment that they provide.”

Insofar as LUC mention P52’s insulation 
from adjacent open fields, the report 
accepts that “Backhouse Wood Local 
Wildlife Site and Ancient Woodland…
provide containment of the parcel from 
the wider countryside” yet conversely 
scores the parcel of ‘Significant 
Contribution’ to safeguarding the 
countryside and a ‘Moderate – High’ 
Assessment of Harm. The general and 
complete containment of the parcel is 
referenced twice more, as it is agreed 
that Backhouse Wood and Local Wildlife 
Sites to the north (St. Mary’s Church) and 
south (Glebe Meadow) “act as constraints 
and limit the Green Belt harm that could 
result from the release of the parcel”. 
Suggesting, therefore, that the parcel 
is “largely open…although contained” 
appears contradictory, regardless of 
whether ‘openness’ is defined spatially 
(wherein the parcel is topographically 
flat, a natural ‘rounding’ of the village, 
and of comparatively minor impact to the 
openness of associated countryside) or 
visually (by means of absolute, or ‘macro’, 
as well as micro-constraints). 

The areas of built form to the north of 
parcel P52 are identified as parcel P51. 
This is a washed over settlement and this 
area is the existing built form and there 
is an encouragement for this to be inset 
as the extent of harm arising from its 
release would be “moderate-low”.

Response to P52 Consultation 



Purpose P51 LUC Rating P52 Our Rating P52A Our Rating

1 All of parcel P51 Limited or no 
Contribution

P51 and all of P52 Limited or no 
Contribution

P51 and southern 
part of P52

Limited or no 
Contribution

2 All of parcel P51 Limited or no 
Contribution

P51 and all of P52 Limited or no 
Contribution

P51 and southern 
part of P52

Limited or no 
Contribution

3 All of parcel P51 Limited or no 
Contribution

P51 and all of P52 Significant 
Contribution

P51 and southern 
part of P52

Partial 
Contribution

4 All of parcel P51 Limited or no 
contribution

P51 and all of P52 Limited or no 
Contribution

P51 and southern 
part of P52

Limited or no 
contribution

5 All of parcel P51 Significant 
Contribution

P51 and all of P52 Significant 
Contribution

P51 and southern 
part of P52

Significant 
Contribution

Local Purpose All of parcel P51 Limited or no 
Contribution

P51 and all of P52 Limited or no 
Contribution

P51 and southern 
part of P52

Limited or no 
Contribution

P52 - The Vines, Essendon 11
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Recommended Subdivision
However, there is an opportunity to 
consider sub-division of parcel P52 
which would provide the opportunity 
to have greater appreciation of diverse 
openness and urbanising influences in 
different parts of the P52 parcel. This 
will have ramifications both for potential 
contribution to Green Belt Purposes and 
in respect of the potential for the extent 
of harm that may arise.

Analysis in Relation to Purpose Assessment CriteriaAnalysis in Relation to Purpose Assessment Criteria
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Purpose 1: To Check the unrestricted 
sprawl of large built-up areas
(Limited or No Contribution)
P52 is sufficiently separated or distant 
from large built-up areas for there not to 
be any potential for urban sprawl. P52A 
would lessen that effect, but it is already 
at the lowest level.

Purpose 2:  Prevent neighbouring towns 
from merging 
(Limited or No Contribution)
P52 lies between the Tier 1 settlements 
of Hatfield and Hoddesdon which are 
approximately 13km from each other 
across the parcel. The parcel does not 
contribute towards preventing the 
merging of  the two settlements. 
P52A would lessen that effect, given that 
it is already occupied by built form and 
the contribution reduces to “limited or no 
contribution”.

Purpose 3: Assist in safeguarding the 
countryside from encroachment
(Partial Contribution)
Due to the presence of existing built form 
in this part of parcel P52, P52A does not 
experience a strong connection to open 
countryside and the strong distinction 
between settlement and countryside is 
diluted due to urbanising influences. We 
would agree that the contribution of the 
land to the south is stronger and that the 
land immediately to the north (the cricket 
ground) is not suitable for development. 
We would therefore raise surprise in 
terms of the ‘Significant Contribution’ 
Purpose Rating assigned by LUC for the 
P52 Parcel as a whole. The notion of 
its ‘open countryside’ characteristics 
contradicts with its logical relationship 
with the settlement boundary.
With reference to the smaller parcel 
P52A, the land itself relates strongly 

to the settlement edge in this specific 
area located within the southern part  
of the wider P52 parcel. This further 
subdivision is recommended to ascertain 
the extent to which release of P52 would 
compromise openness. P52A would 
lessen the effect considerably, given 
that it is already occupied by built form 
and the contribution reduces to “partial 
contribution”.

Purpose 4: Preserve the setting and 
special character of historic towns 
(Limited or no Contribution)
The land forms little or no part of the 
setting of Welwyn Garden City and does 
not contribute to its special character. 
The reduction in the parcel size will not 
impact upon the purpose rating, which is 
already at its lowest level.

Purpose 5: Assist the urban 
regeneration, by encouraging the 
recycling of derelict and other urban 
land
(Significant Contribution)
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.
The reduction in the parcel size will not 
impact upon the purpose rating, which is 
already at its lowest level.
Local Purpose: To maintain the existing 
settlement pattern (Limited Contribution)

While LUC suggest that “The parcel 
lies towards the south western edge of 
Essendon and this settlement is washed 
over by the Green Belt designation. 
It does not lie directly between two 
settlements which are inset into 
the Green Belt and which are being 
considered in relation to the local 

purpose.” , further subdivision of the 
parcel would enable a more granular and 
comparative study between effects on 
settlement patterns in other parts of P52 
(i.e. the areas to the north including the 
cricket ground, and the more open area 
to the immediate south). P52A would 
lessen the effect considerably, given 
that it is already occupied by built form 
and the contribution reduces to “partial 
contribution”.

Purpose Analysis Commentary- with focus on P52A

Response to P52 Consultation 



P52A

Scenario
P51
P52

P52A

Description
Whole of Parcel P51
P51 & all of parcel 52
P51 & southern part of P52

LUC Harm Rating
Moderate-Low
Moderate-High
Not Assessed

Our Harm Rating
Low

Moderate-High
Moderate-Low

P52 - The Vines, Essendon 13

We broadly agree with the conclusions 
in terms of the harm arising from the 
release of P52 as drawn, but this is 
largely by consequence of the boundary 
drawn. The areas to the north and indeed 
the south of the identified parcel are 
considerably more sensitive.
Regardless of this comment, the 
sub-division of Parcel P52 to retain 
the element shown (P52A) makes 
for a substantive change which will 
considerably reduce any potential for 
harm.

Analysis in Relation to Green Belt Harm

Response to P52 Consultation 

Analysis in Relation to Green Belt Harm
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Greenbelt Study Stage 3 - LUC

Site P52

P52
8.6ha

Welwyn Hatfield Green Belt Study 
Appendix 6.1

232 August 2018



P52 - The Vines, Essendon 15

Greenbelt Study Stage 3 - LUC

Site P52

Parcel Description
The parcel is located within the wider countryside to the southwest of the village of Essendon, which is washed-over by the 
Green Belt designation. Land within the parcel in the east is predominantly flat and slopes down to the west. The land comprises 
a mixture of land uses. Grassland fields are present in the west of the parcel and playing fields contained by trees and walls are 
present in the centre of the parcel. Hardstanding for tennis courts is located within the parcel (a land use that can be considered 
to be appropriate within the Green Belt). A church is also present in the northeast of the parcel and clusters of dwellings 
contained by trees are present in the northeast and southeast of the parcel. 

Part of the St Mary's Church - Essendon Local Wildlife Site is present in the north of the parcel and Essendon Glebe Meadow 
Local Wildlife Site is located in the southwest of the parcel. Additionally, Backhouse Wood Local Wildlife Site and Ancient 
Woodland is located adjacent to the west of the parcel. The east and northeast of the parcel adjoin the settlement of Essendon 
and the west and south of the parcel adjoin Backhouse Wood. These provide containment of the parcel from the wider 
countryside.

View looking east towards the settlement of Essendon across the bowls green within the parcel

Welwyn Hatfield Green Belt Study 
Appendix 6.1

233 August 2018
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Site P52

Assessment of Contribution to Green Belt Purposes
Purpose/Rating Assessment

P2: Preventing the 
merging of neighbouring 
towns

P3: Safeguarding the 
countryside from 
encroachment

The parcel lies between the Tier 1 settlements of Hatfield and Hoddesdon which are nearly 13km 
apart across the parcel. The parcel does not contribute towards preventing the merging of the 
two settlements.

The land contains the characteristics of open countryside, comprising grassland fields and 
playing fields. With the exception of the dwellings and church in the east, the parcel lacks 
urbanising development, although the playing fields within the parcel are well contained and 
therefore associated with the adjacent settlement of Essendon.

P1: Checking the 
unrestricted sprawl of 
large built-up areas

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.

Limited or no contribution

Limited or no contribution

Significant contribution

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.

Limited or no contribution

P5: Assist the urban 
regeneration, by 
encouraging the recycling 
of derelict and other urban 
land

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.

Local purpose: Maintain 
the existing settlement 
pattern

The parcel lies towards the south western edge of Essendon and this settlement is washed over 
by the Green Belt designation.   It does not lie directly between two settlements which are inset 
into the Green Belt and which are being considered in relation to the local purpose.

Significant contribution

Limited or no contribution

Assessment of Harm to the Green Belt

Moderate - HighP52
Release of parcel as a whole or in part, in association with insetting of Essendon (P51)

The parcel is largely open and is rural in character, but Ancient Woodland and Local Wildlife Sites act as constraints and limit 
the Green Belt harm that could result from the release of this parcel.  In isolation the parcel would be weak as an inset area and 
any revised Green Belt boundary would need to include the insetting of Essendon P51.

Scenario

 

  

 

Rating

Comments

Welwyn Hatfield Green Belt Study 
Appendix 6.1

234 August 2018

Greenbelt Study Stage 3 - LUC
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