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1.

INTRODUCTION

1.1

Background

1.1.1

This Green Belt Boundaries Review has been prepared by James Blake Associates Ltd, Chartered Landscape
Architects on behalf of Ptarmigan Land and the landowner (Mrs C Horton 1974 Settlement) regarding land to the
South of Hatfield. The report considers the strength of existing Green Belt boundaries within the area including land
both within and outside of the proposed allocation at HS11 (which is allocated for residential development in Policy
SADM26 of the Draft Local Plan for Welwyn Hatfield).

1.1.2

ut

So

This Green Belt Boundaries Review is intended to supplement the Welwyn Hatfield Green Belt Study Stage 3
by providing further assessment of the strength of existing boundaries and provides a proposal for how a new,
defensible Green Belt boundary could be created to the south of Site HS11.

1.2

Purpose of Assessment

1.2.1

During the Stage 5 Green Belt Examination Hearings the inspector, in his summary session, made specific comments
in relation to particular sites. This generally focused on areas where he believed further information or work was
required. In relation to site HS11, the inspector stated the importance of having strong and endurable Green Belt
boundaries. He said that whilst South Way currently provides a very endurable boundary, this is not necessarily a
reason to dismiss the Site and that new defensible boundaries can be created through development.

1.2.2

This report has been produced in response to the inspector’s comments in order to provide further clarification
in terms of where the new Green Belt boundary is proposed and how this would become a strong and defensible
boundary.

1.3

Study Area

1.3.1

The study area lies to south of the main settlement of Hatfield, to the south of South Way and includes parcels
P55 and P56 as identified in the Welwyn Hatfield Stage 3 Green Belt Assessment (see Figure 1). This included the
proposed allocation at site HS11 which is approximately 6.02ha and is irregular in shape.

1.3.2

HS11 comprises a large area of rough grassland. A hedgerow separates the Site into two distinct parcels of land.
The site is bound to the north by South Way, to the east by Bunchleys Village Green and the grounds of Southfield
School (closed), to the south by rough grazing with Barnfield Central Resources Library (closed) beyond and to the
west by the Welwyn Hatfield Lawn Cemetery.

1.4

Methodology and Approach

1.4.1

This assessment was informed by a desk study of current planning policy, designations, landscape characteristics,
historic features and green infrastructure strategies as well as aerial/OS mapping. The desk study was supported
by field survey, with a site visit undertaken in November 2018 to assess the strength of existing boundaries within
parcels P55 and P56.

ay
W
h

Southfield
School
(Closed)
New Barnfield
Central
Resources Library
(Closed)

Cemetery
Park & Ride

Study area boundary

HS11 allocation boundary

Figure 1: Study Area. Scale NTS@A3
Source: JBA, Aerial Mapping: Promap
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2.

EXISTING BOUNDARIES

2.1

Strength of Existing Boundaries

2.2

Weaknesses of Existing Boundaries

2.1.1

The 2012 NPPF emphasises in paragraph 83 that local planning authorities should establish Green Belt boundaries
in their Local Plans which set the framework for Green Belt and settlement policy. It goes on to state that ‘once
established, Green Belt boundaries should only be altered in exceptional circumstances, through the preparation or
review of the Local Plan. At that time, authorities should consider the Green Belt boundaries having regard to their
intended permanence in the long term, so that they should be capable of enduring beyond the plan period’.

2.2.1

Whilst the majority of South Way forms a strong and well defined Green Belt boundary it is clear that to the east and
west of South Way the boundary has been breached. A study of old maps shows that development of the industrial
area (including the Mitsubishi Plant, Tesco Depot and New Barnfield Central Resources Library) took place in the
1960s and 70s with cemetery emerging in the mid 1980s and the Park and Ride around 2010.

2.2.2

The industrial area of Traveller’s Lane provides a direct connection between Hatfield and Welham Green and, with
multiple areas of built development within the Green Belt (the Park and Ride, cemetery, Southfields School and New
Barnfield Central Resources Library), it is clear that the boundary of South Way has been substantially breached
and that the existing Green Belt boundary is in need of review.

2.2.3

It is therefore logical to release Site HS11, the Park and Ride and the Welwyn Hatfield Lawn Cemetery from the
Green Belt and to ‘redraw’ the Green Belt boundary along the proposed ridgeway route which is a strong and well
defined topographical feature. It will not only provide a strong boundary but will also provide an absolute limit to
development given the constraints of the land beyond to the south.

2.1.2

Paragraph 85 of the old NPPF also provides guidance for local planning authorities when defining Green Belt
boundaries. Within the borough of Welwyn Hatfield there is a need to redefine the local Green Belt boundaries
in order to release land for development and so meet the local housing growth targets. A key aspect is ensuring
the permanence of the Green Belt is secured using physical features that are readily recognisable and likely to
be permanent over the lifetime of the development plan. The Green Infrastructure corridor proposed as part of the
development will become a clear, permanent and defining feature which could be upgraded over time to provide a
combined cycle and pedestrian link.

2.1.3

A strong boundary is one that is well established and resistant to change. Strong boundaries include motorways,
distributor roads, railway lines, rivers, streams or other watercourses, prominent physical features such as
ridgelines, protected woodlands or hedges, protected wildlife sites, and residential or other development with strong
established boundaries.

2.1.4

A weak boundary is one that may still be identifiable/visible, but can be easily altered or destroyed. Weak boundaries
include disused railways, private/unmade roads, field boundaries, park boundaries, power lines, non-protected
woodlands, trees or hedges and residential or other development with weak boundaries.

2.1.5

In this context, a boundary is defined as a recognisable linear feature or boundary between two separate areas of
land. On the basis of the principles set out above, known boundaries have been classified having regard to whether
it is a strong or weak boundary with respect to how well it supports the aims of Green Belt policy.

2.1.6

It is acknowledged that the majority of South Way forms a strong and well defined Green Belt boundary. A dense
tree line, up to approximately 20m in width, runs along the entire length of the northern boundary of Site HS11 which
lies to the south of the road. The tree line serves to screen the site from South Hatfield in both winter and summer.

2.1.7

The southern boundary of Site HS11, the Park and Ride and Welwyn Hatfield Lawn Cemetery comprises existing
mostly well vegetated field boundaries and a small area of woodland, which under the criteria outlined in paragraph
2.1.4 are considered weak. This is arguable, but it is accepted that the vegetation is intermittent.

2.1.8

The proposed ridgeway route will enhance this intermittent existing vegetation and ensure a strong, continuous and
defensible physical and visual Green Belt boundary incorporating the topographical ridgeline. Development beyond
the ridgeway route to the south would be further constrained by a number of non-statutory designations (as shown
in Figure 2), all of which can be considered strong Green Belt boundaries, as would the cemetery extension (see
criteria in paragraph 2.1.5).

2 | Land off South Way, Hatfield
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Figure 2: Constraints Map Scale NTS@A3
Source: JBA, Aerial Mapping: Promap
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3.

PROPOSED GREEN BELT BOUNDARY

3.1

Current Condition

3.1.1

The southeast corner of Site HS11 bounds the former library site. The southern boundary is defined by a hedgerow,
beyond which lies mostly grassed grounds and woodland. The southern boundary of Welwyn Hatfield Lawn Cemetery,
along which the proposed ridgeway route could extend, is comprised of a mixed native hedge containing field maple,
hawthorn, blackthorn, crab apple and hazel, and this hedgerow is approximately 5m tall. Mature tree belts surround
the park and ride facility on all sides. These tree belts, which are approximately 30m wide comprise species such
as lime, alder, birch, sycamore and oak. Whilst the proposed Green Belt boundary to the south of these sites is
currently of moderate condition and could be easily moved, the provision of a ridgeway route made up of a paved
surface with tree and shrub planting on both sides will create a strong and defensible Green Belt boundary, more so
than the current tree and shrub belts alone.

3.1.2

Figure 6 - Representative Views provides a ‘walkthrough’ along the proposed ridgeway route in its current state.
As illustrated in the photographs the southern boundary of the proposed ridgeway route is already well defined by
existing vegetation, in addition to this it is apparent that people are using part of the ridgeway route as an informal
footpath. Viewpoint locations are shown on Figure 5.

3.2

Ridgeway Route Principles

3.2.1

The development of the site provides the opportunity to create a new pedestrian route along the ridgeline, linking
the public footpath through Bunchleys Village Green (NORTH MYMMS 085) to two Public Rights of Way further to
the west that are aligned north to south (NORTH MYMMS 021 Public Footpath and NORTH MYMMS 023 Restricted
Byway). This offers the potential to create an off-road route that will connect the existing residential development to
the east with the park and ride, cemetery and the proposed new Primary School (see Figure 7).

3.2.2

Figure 4: Precedent Route: Ridgeway National Trail Scale NTS@A3
Source: JBA

the former Southfield School or the former Barnfield Central Resources Library site is redeveloped in the future.
3.2.3

The ridgeway route would form the new Green Belt boundary. It will be designed to create a permanent landscape
feature and will conform with the Sustrans ‘Design Manual Handbook for Cyclefriendly Design’ of April 2014. The
path surface will be 3m wide, with a 1.25m wide amenity grass verge and a 1.25m wide wildflower meadow on each
side. The path will be constructed from hoggin with a golden-coloured aggregate surface dressing.

3.2.4

The ridgeline route would follow the line of existing planting along the northern boundary of the Barnfield Central
Resources Library site and the area of semi-mature planting adjacent to it to the west. This will form a margin of
planting on the southern side of the path. A new belt of native trees and shrubs would be planted on the northern
side of the path so that path users will eventually go through a ‘green corridor’ of planting (see Figure 4 for a
precedent route - the Ridgeway National Trail in Oxfordshire). On the next section of the ridgeline green route to
the west, new native tree and shrub belts will be planted on both sides of the surfaced path in order to continue the
‘green corridor’ effect. The final section of the route (to the western boundary of HS11, adjacent to Lawn Cemetery)
would run to the north of an existing line of native trees and shrubs. An additional woodland belt would be planted
to the north of the path. The overall effect would be to create a ‘green corridor’ of vegetation all the way along the
route as well as reinforcing and improving the screening of the site from views to the south, with more trees on the
skyline from these viewpoints (see Figure 8 - Section Locations and Figures 9-12 - Proposed Sections).

3.2.5

The proposed native tree and shrub belts would be planted with a mix of bare-rooted whips and feathered standard
trees in order to provide immediate height. Ultimately, the proposed ridgeway route will resemble part of the
Ridgeway National Trail (see Figure 4).

3.2.6

As shown in Figure 3, the undulating landform is a key characteristic of Site HS11. The ridgeline is therefore a
logical and well-defined boundary.

3.2.7

The proposed ridgeway planting will be implemented in the first available growing season to allow successful
establishment prior to construction with the implementation of the hoggin path taking place before occupation.
These matters will be addressed through policy wording or the S106 agreement.

The ridgeline green route would be designed as a shared use path for pedestrians, wheelchair-users and cyclists.
This would allow the route to be made into a cycleway in the future if the existing Public Footpath NORTH MYMMS
085 could be redesignated as a cycleway and a link through the proposed cemetery extension to the Park and Ride
car park could be created. It will link to a shared use route into the proposed development at its western edge.
There would also be an opportunity to create a cycle and walking link to Travellers Lane (to the east) when either

North

Figure 3: Natural Topography of the Site Scale NTS@A3
Source: JBA
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Figure 5: Viewpoint Location Plan Scale NTS@A3
Source: JBA, Aerial Mapping: Promap
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Figure 6: Representative Views.
Source: JBA, November 2017
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Viewpoint 2: View west towards Site from FP085

Start of proposed
ridgeway route

Viewpoint 3: View south west towards the eastern boundary of Site
HS11 from FP085
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Figure 6: Representative Views.
Source: JBA, November 2017/18

Viewpoint 4: View west along proposed ridgeway route

Existing vegetation to the south of
proposed ridgeway route

Viewpoint 5: View east along proposed ridgeway route

Existing vegetation to the south of
proposed ridgeway route

Proposed ridgeway
route

South Way (beyond
vegetation line)

Viewpoint 6: View west along proposed ridgeway route
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Figure 6: Representative Views.
Source: JBA, November 2018
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Viewpoint 8: View west along proposed ridgeway route
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Viewpoint 9: View east along proposed ridgeway route
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Figure 6: Representative Views.
Source: JBA, November 2018
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Figure 6: Representative Views.
Source: JBA, November 2018
Proposed ridgeway
route

Viewpoint 13: View west along proposed ridgeway route

Park and Ride

Viewpoint 14: View east along proposed ridgeway route
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Figure 7: Proposed Ridgeway Route Plan. Scale NTS@A3
Source: JBA, Aerial Mapping: Promap
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Figure 8: Section Locations Scale NTS@A3
Source: JBA, Aerial Mapping: Promap
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Figure 9: Section A-A’ Scale NTS@A3
Source: JBA
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B

B’
Existing vegetation

Figure 10: Section B-B’ Scale NTS@A3
Source: JBA
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Figure 11: Section C-C’ Scale NTS@A3
Source: JBA
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D

D’
1.25m wildflower grass margin
Mixed native hedge

Figure 12: Section D’-D Scale NTS@A3
Source: JBA
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Figure 13: Proposed Green Belt Release Scale NTS@A3
Source: JBA, Aerial Mapping: Promap
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Mitigation themes
10.22 The extent to which harm can be mitigated will vary from site to site, but potential measures can
be considered under different themes. As described in the assessment methodology, the Green
Belt purposes are considered to relate to the relationship between the land area in question,
developed land and the countryside. This relationship is influenced by: the location of the parcel;
the extent of openness within it; and the role of landscape/physical elements, including boundary
(in either separating the parcel from, or connecting it to) built-up areas and the wider
4.1 features
General
countryside.

4.

MITIGATING HARM TO THE GREEN BELT

10.23
lists report
someoutlines
mitigation
measures
thatmeasures
could betoconsidered
astopart
of the Belt.
4.1.1Table
Table10.1
10.1 below
of the LUC
potential
mitigation
mitigate harm
the Green
development process.

Mitigation measure

Benefits

Considerations

Enhance visual openness
within the Green Belt

Increasing perception of
countryside

Enhance access within the
Green Belt

Increasing perception of
countryside

Improve management
practices to enhance
countryside character

Increasing strength of
countryside character

Design and locate buildings,
landscaping and green spaces
to minimise intrusion on
settlement settings

Maintaining perceived
settlement separation by
minimising the extent to which
new development intrudes on
the settings of other
settlements

Maintain/create separation
between existing washed-over
settlement and new inset
settlements

Minimising urbanising
influences that could weaken
the justification for retaining
the washed-over settlement’s
status
Reducing perception of
urbanisation

Although openness in a Green
Belt sense does not correspond
directly to visual openness, a
stronger visual relationship
between countryside areas,
whether directly adjacent or
separated by other landscape
elements, can increase the
extent to which an area is
perceived as relating to the
wider countryside.
Uses of the countryside that
permits an appreciation of it as a
connected area with valued
characteristics can counter
urbanising influences – e.g.
enhancement of connectivity of
rights of way to avoiding
truncation by major roads, or
provision of access along the
Green Belt boundary to
strengthen its role.
Landscape character assessment
can help to identify valued
characteristics that should be
retained and where possible
strengthened, and intrusive
elements that should be
diminished and where possible
removed.
Analysis of settlement settings,
including consideration of
viewpoints and visual receptors,
can identify key locations where
maintenance of openness and
retention of landscape features
would have the most benefit.

Table 10.1: Potential measures to mitigate harm to Green Belt
Mitigation measure

Benefits

Considerations

Use landscaping to help
integrate a new Green Belt
boundary with the existing
edge, aiming to maximise
consistency over a longer
distance

Maintaining sense of separation
between urban and open land

Strengthen boundary at weak
points – e.g. where ‘breached’
by roads

Reducing opportunities for
sprawl

Define Green Belt edge using
a strong, natural element
which forms a visual barrier –
e.g. a woodland belt

Reducing perception of
urbanisation, and may also
screen residents from intrusive
landscape elements within the
Green Belt (e.g. major roads)

Create a transition from urban
to rural, using built density,
height, materials and
landscaping to create a more
permeable edge
Consider ownership and
management of landscape
elements which contribute to
Green Belt purposes

Reducing perception of
urbanisation

A boundary that is relatively
homogeneous over a relatively
long distance – e.g. the A1M
along the west of Welwyn
Garden City – is likely to be
stronger than one which has
more variation. Landscaping
works can help to minimise the
impact of ‘breaches’ in such
boundaries.
The use of building and
landscaping can create strong
‘gateways’ to strengthen
settlement-edge function.
Boundaries that create visual
and movement barriers can
potentially have detrimental
effects on the character of the
enclosed urban areas and the
amenity of residents.
This may, however, have
implications in terms of reducing
housing yield.

Preserve/enhance landscape
elements which contribute to
the historic setting of Welwyn
Garden City, and views which
provide an appreciation of
historic setting and special
character

Welwyn Hatfield Green Belt Study

Ensuring permanence of Green
Belt

Preserving setting and special
character of Welwyn Garden
City

67

Trees and hedgerows require
management to maintain their
value in Green Belt terms, and
the visual screening value that
can be attributed to them is
more limited if they are under
private control (e.g. within back
gardens).
Landscape character assessment
can help to identify valued
characteristics that should be
retained and where possible
strengthened, and intrusive
elements that should be
diminished and where possible
removed.

Design road infrastructure to
limit perception of increased
urbanisation associated with
new development
Using sustainable drainage
features to define/enhance
separation between
settlement and countryside

Increased levels of ‘activity’ can
increase the perception of
urbanisation.

Strengthening separation
between urban and open land

August 2018

Beneficial Use of Green Belt
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10.24 The purposes of Green Belt do not make any reference to the quality or use of land falling within
the designation, but the NPPF, at paragraph 136, states that:
‘Once established, Green Belt boundaries should only be altered where exceptional
circumstances are fully evidenced and justified, through the preparation or updating of

4.

MITIGATING HARM TO THE GREEN BELT Continued

4.1.2

The proposed ridgeway route to the south of the HS11 allocation responds to many of these potential mitigation
measures. A brief overview of how the proposals respond to the mitigation measures shown in Table 10.1 are
outlined below:

that planning policies should protect and enhance public rights of way and access. Local authorities should seek
opportunities to provide better facilities for users, for example by adding links to existing rights of way networks
including National Trails.

4.1.3

Use landscaping to help integrate a new Green Belt boundary with the existing edge..., Strengthen boundary
at weak points: The proposed development at Site HS11 will use new tree and shrub planting along the ridgeway
route in order to create a strong and defensible Green Belt boundary. Additional tree and shrub planting within the
development framework will soften views towards the development and help to integrate it into the wider landscape.
This additional planting will also serve to strengthen the existing field boundaries which in Green Belt terms are
currently considered ‘weak’.

4.1.10 The Hatfield Cemetery is under pressure to expand - as demand increases and statistics demonstrate that this

4.1.4

Define Green Belt edge using a strong, natural element: As stated in Table 10.1 a woodland belt would provide a
strong, natural Green Belt boundary. The ridgeway route is the most logical place for the new Green Belt boundary
which would be strong and defensible. As shown in Figures 9-12 new planting will create a strong and well-defined
Green Belt edge.

4.1.5

Create a transition from urban to rural...: There is a transition in density across the proposed development
with the highest densities to the north of the Site, adjacent to South Way and the lowest densities adjacent to the
southern allocation boundary. The proposed school site with its associated playing fields will create a clear and
sensitive transition between the built development area and the Green Belt. Additional landscape works within the
Site will ensure a landscape dominated settlement edge.

4.1.6

Consider ownership and management of landscape elements...: Vegetation along the proposed ridgeway route
will need to be appropriately managed in order to ensure the permanace of the Green Belt boundary. Structural
green infrastruture must be sustainably maintained in purpetuity through competent and guaranteed managment
arrangements. This is achievable through sustainable land adoption approaches – such as those emerging from new
companies like OASIS Land Asset Management Ltd, which utilises sustainable funding strategies, to ensure high
standards of landscape and ecological maintenance and management in perpetuity.

4.1.7

Enhance visual openness of the Green Belt: Limiting built development to below the 106m contour will allow
long-distance panoramic views from the ridgeway route towards South Hatfield, retaining the sense of openness.

4.1.8

Enhance access within the Green Belt: There are many well used footpaths both around and within the site
including a recommended Countryside Management Services walk which goes round the site – set out within a Herts
County Council leaflet recommending this walk. The Great North Way Cycle Track (national cycle route 12) runs
near to the site – to the east. The proposed ridgeway route will enhance access within the Green Belt with links to
the wider countryside

4.1.9

The benefits of the new proposals for a landscape and green infrastructure led scheme, can be seen on the strategy
plan, affording a number of opportunities, including the provision of a new strong and defensible green infrastructure
corridor from the ‘park and ride’ facility in the west to the school and industrial area to the east. This green
infrastructure corridor could also contain a footpath cycle route, providing an alternative strong defensible Green
Belt boundary. Such a proposed ridgeline-route would serve to allow public access for its entire length – opening
up and emphasising the experience of long views across Hatfield to the north, whilst creating a safe off-road facility
and encouraging non carbon producing forms of travel. NPPF Section 8: Promoting Healthy Communities, states

pressure will only be increasing, and the proposals enable this extension to take place – with the potential new route
traversing the boundary between the existing site and the new extension site.
4.1.11 The proposals offer the opportunity and benefit of enabling a landscape and ecological management plan to improve

the biodiversity of lands between the developable areas and the existing wildlife sites and ensuring the ecology
services which might include the healthy community benefits of green infrastructure, green ecological connectivity
corridors, shade pool provision, habitat creation, biodiversity enhancement programmes - through ecological
management regimes.
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5.

SUMMARY AND CONCLUSION

5.1

General

5.1.1

This report provides an assessment of the strength of the existing Green Belt boundaries of parcels 55 and 56 (as
defined in the Stage 3 Welwyn Hatfield Green Belt Review) and provides a proposal for creating a new ridgeway
route to the south of Site HS11 which will become a strong and defensible Green Belt boundary.

5.1.2

As outlined in paragraph 2.1.3, a strong boundary is one that is well established and resistant to change. Strong
boundaries include ‘motorways, distributor roads, railway lines, rivers, streams or other watercourses, prominent
physical features such as ridgelines, protected woodlands or hedges, protection wildlife sites, and residential or
other development with strong established boundaries’.

5.1.3

The creation of a ridgeline cycleway/green way would create a strong visual and physical landscape boundary to
the Green Belt. Such a proposal, with restricted development and a strong green infrastructure and recognisable
settlement edge, would ensure that the Green Belt, and the Watling Chase Community Forest, were clearly defined
and provided for both on plan and readable by ordinary people using the landscape. In fact the development could
enable the realisation of the latter, and with advance planting, the new green infrastructure could be mature before
a house is built.

5.1.4

The proposals at Site HS11 provide ample land and opportunities to create significant new parklands, tree planting,
habitat creation and recreational facilities (including the new playing fields as part of the proposed school).
Opportunities enabled by limited, carefully planned and designed development.

5.1.5

The GI Framework including the ridgeline route will provide a valuable recreational and wildlife resource, with
increased biodiversity. This offers a meaningful contribution to achieving the objectives of the Watling Community
Forest, as well as the wider vision and policies in the Submission Local Plan document including place making,
landscape character and green infrastructure. The retention of the open ridge with the skyline defined by strategic
planting will maintain the separation of Hatfield and Welham Green in both physical and visual terms.

5.1.6

Whilst it is acknowledged that South Way was once a strong and defensible Green Belt boundary, it is fair to say
that sprawl into the Green Belt through the park and ride, cemetery, Southfields School and New Barnfield Central
Resources Library creates the need to redefine the existing Green Belt boundary. The proposed area of Green Belt
release is shown on Figure 13 and proposes a strong, more defensible boundary. The proposed ridgeline route
therefore fulfils the criteria of a strong Green Belt boundary for the following reasons:
• It is made up of defining physical features - the topographical ridge itself and the proposed vegetation belts are
strong Green Belt features in both visual and physical terms, this will be further enhanced with a permanent
hoggin pathway;
• It is well established - the southern boundary of the proposed ridgeway route is made up of existing mature and
semi-mature vegetation, there is also evidence that the proposed ridgeway route is already being used as an
informal footpath; and
• It is resistant to change - non-statutory designations to the south of the proposed ridgeway route would prevent
any further development. Open spaces within Site HS11 are likely to be transferred to a private management
company in order to ensure management in perpetuity.
• It is a logical location - the pathway would be at the top of the contour line (within the local landscape), and is
therefore easily identifiable on a map, with a gentle gradient on either side.
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