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1 Introduction 

1.1 This report has been produced in order to support representations made by Quod on behalf of the owner 

occupier at Fairfield on Vineyard Road, Northaw. It provides a landscape appraisal for the parcel of land 

identified as CuF17 within the Welwyn Hatfield draft Local Plan – Consultation on Sites Promoted Through the 

Call for Sites 2019 document (“CfS”), which is in turn located within a parcel of Green belt identified as P86 

within the LUC Green Belt Study Stage 3. This report will draw on relevant best practice guidance for: 

i the assessment of landscape character  

ii making judgements about the visual quality of landscapes and their capacity for accommodating 

development, and; 

iii recognised best practice guidance on the siting, layout and design of development 

1.2 The sites to which these representations are those referred to in the CfS as CuF17, CuF17a and CuF17b.   

1.3 Drawing on this guidance, and an appraisal of the key landscape and visual issues associated with the proposed 

development, this report will consider: 

i the character and sensitivity of landscapes within the vicinity of the proposed development; and 

ii the visual amenity of the receiving landscape 

iii the likely effects on the functionality of greenbelt in landscape terms. 

1.4 This report will demonstrate that the Sites, and the local landscape context, have a high landscape sensitivity 

and any development,  whether for the whole site (CuF17) or in part (CuF17a and/or CuF17b) will adversely 

affect the openness of the green belt and thus severely compromise its functionality. 

1.5 This report is structured as follows:  

i Description of the Sites and their immediate context in general terms, identifying the location and 

main characteristics;  

ii Identification of the relevant landscape related planning policy context that is pertinent to 

landscape character and visual issues;   

iii An assessment of the landscape and visual effects of the development in relation to the baseline 

conditions,  

iv Commentary on the functionality of greenbelt in this location, its openness and the likely effects 

any development will produce;    

v A summary of the findings and conclusions. 
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2 The Sites 

2.1 The Sites are located within a triangle of open land situated north west of the existing settlement of Cuffley.  

The land is bound to the north east by Northaw Great Wood and ‘The Ridgeway’ - a ribbon development of 

residential properties which is distinct in layout and form from the main settlement of Cuffley.   To the east it is 

flanked by further woodland (Well Wood), and to the south by Vineyards Road.  The location is shown in Figure 

1 below: 

Figure 1:  Location of sites. 

2.2 Generally, the Sites consist of pastoral farmland with some interspersed built form, stands of woodland, small 

copses and hedgerows. 

2.3 The Sites are  situated within a small tributary valley and slopes by over 50m from north west to south east. 

Nyn Manor Farm and a small brook that runs adjacent are excluded from the CuF17 sites, however, these are 

included within the P86 land parcel contained within the LUC Green Belt Assessment Report.  There are three 

listed buildings located at Nyn Manor Farm, all of which are Grade II. 

2.4 The B157 ‘Ridgeway skirts the north eastern edge of the Sites, whilst Vineyards Road forms the southern edge 

of CuF17 and CuF17b. 
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3 Relevant planning policy & landscape designations 

 The relevant planning policies in respect of landscape and visual issues are set out in this section.  

National policy – National Planning Policy Framework (NPPF)  

3.1 Relevant sections of the NPPFi in respect of landscape and visual issues are as follows: 

i. Section 02: Achieving sustainable development 

ii. Section 08. Promoting healthy and safe communities  

iii. Section 12. Achieving well-designed places 

iv. Section 13: Protecting green belt land 

v. Section 14 Meeting the challenge of climate change, flooding and coastal change 

vi. Section 15. Conserving and enhancing the natural environment 

vii. Section 16. Conserving and enhancing the historic environment 

3.2  All the above sections of the NPPF are relevant to the planning and/or assessment of any  development on the 

Sites, however, for the purposes of this report, we consider each Site’s capacity  to accept development in 

landscape & visual terms, together with a consideration of their ‘openness’– aside from landscape character, in 

order that the likely effects on Green Belt function can be objectively assessed. Section 7 (Green Belt) is 

therefore the most pertinent section to the purposes of this report. 

Local policy  

3.3 The Sites are located within the Welwyn Hatfield District Council area, and therefore any development 

proposals must be considered in respect of policies within the existing and emerging local plans, together with 

Supplementary Planning Documents.  

Existing Adopted Local Plan 

3.4 Those policies contained within the adopted local plan which are relevant to the Site with respect to landscape 

and visual issues are: 

Policy GBSP1 Definition of the Green Belt  
Policy R13 Sites of Special Scientific Interest (SSSI’s) 
Policy R14 Local Nature Reserves  
Policy R15 Wildlife Sites 
Policy R17 Trees Woodlands & Hedgerows 

3.5 Northaw Great North Wood (“NGNW”) is located to the north, and adjacent to the western part of CuF17, is 

designated as a ‘Wildlife Site Area’ (Ref: WS161) and controlled by Policy R15. NGNW is also designated as an 

‘SSSI’ through Policy R13.  
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Emerging Plan 

3.6 Those policies contained within the emerging plan which are relevant to the Site with respect to landscape and 

visual issues are: 

Policy SP3 Settlement Strategy and Green Belt Boundaries 
Policy SADM 15 Heritage 
Policy SADM 16 Ecology and Landscape 
Policy SP 9 Place Making and High-Quality Design   
Policy SP 10 Sustainable design and construction 
Policy SP 11, Protection and enhancement of critical environmental assets 
Policy SP 12 Strategic Green Infrastructure 
 

3.7 Wildlife Site (Ref: WS161) is proposed to be de-designated (in part) where it coincides with the SSSI. One part 

of WS161 would remain designated and is now known as Coldharbour Plantation and Broombarns Wood.   All 

of the CuF17 sites are located in close proximity to, or, in the case of CuF17, are actually abutting the SSSI. 

3.8 There are a number of The Wildlife Site Points included in the adopted Local Plan.  One located towards the 

centre of the Site is proposed to be de-designated. However, the other Wildlife Site Point at the Site’s south 

western boundary remains designated (Ref: WS160 - Northaw Brick Kiln).  

3.9 A large parcel of NGNW directly adjacent to the Site’s northern boundary is designated as a Local Nature 

Reserve (“LNR”) (Ref: LNR 9) by Natural England. LNR 9 is a remnant of the extensive forest that covered much 

of the area before the Norman conquest with varied flora and fauna habitats. 

3.10 Issues relating to Green belt are dealt with in further detail at section 7 of this report.  With regards to the 

other policies the key issues can be summarised as relating to landscape and ecological protection and 

enhancements.  It is clear from the proximity of the SSSI and protected wildlife areas that the potential exists 

for an unacceptable level of harm on these natural assets should any of the CuF17 sites be allocated for housing 

development, or indeed, any form of development. 

3.11 Similarly, in respect of Policy SADM15 (Heritage) it is likely that the setting of the listed building at Nyn Manor 

Farm would be adversely affected by the development of the Sites for the reasons set out in the separate 

Planning Statement.  
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4 Developer’s site promotion 

4.1 The CuF17 Sites subject of the call for sites consultation are those promoted by King and Co, who’s  preferred 

strategy is to allocate the whole of Green Belt area CuF17, but they suggest that sub-divisions thereof, may 

have lesser harm. In total the promoters suggest that the whole of CuF17 could provide for up to 1000 new 

homes. Very little information has been provided by the promoters in respect of proposed urban from, site 

infrastructure or green infrastructure, and the site promotion is put forward in a quantitative format only at 

this stage.  

4.2 The promotors advocate a more granular or sub-divided approach to the overall green belt parcel, as a means 

of reducing impacts on the functionality of the green belt.  This approach is set out in their document ‘P86-Nyn 

Manor, Cuffley by King & Co (undated). 

4.3 The CuF17 sites are entirely disconnected for the main settlement of Cuffley and the developments, as outlined 

by the site’s promoter, would be linear in form, running parallel to an existing ribbon of housing adjacent to 

The Ridgeway which extends north-westwards along the B157. 

4.4 We are not aware of any landscape or visual analysis of the Sites being carried out as evidence to support their 

promotion, nor does there appear to be any evidence on transportation (highways impact), ecology, or heritage 

impacts notably. 
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5 Landscape character  

5.1 Landscape assessment encompasses appraisal of physical, aesthetic and intangible attributes including sense of 

place, rarity or representativeness, and unspoilt appearance. The combination of landscape elements (trees, 

hedgerows, woodlands, settlement and buildings, their architecture and fabric) and their arrangement give the 

different areas a unique sense of place, or ‘character’. These aspects, together with scale and character of 

surrounding landscapes, patterns and scale of landform, land cover and built development, need to be 

considered when assessing likely landscape effects of any future development proposal. 

5.2 The existing land parcel within which CuF17, CuF17a and CuF17b are located comprises a broadly triangular 

shaped area of open farmland bordered by woodland to the north east and south west.  This triangular area 

slopes from north to south and forms one side of a tributary valley.  It can be described as a rolling landform 

with some local incised waterways.  The field pattern is strong and recognisable, with fields separated with 

well-maintained hedgerows.  This field pattern is more irregular at the north-south centreline of the site where 

the vegetation follows the alignment of a small brook.  Vineyard Road forms the southern edge to sites CuF17 

and CuF17b. 

5.3 In terms of built form the sites are overlooked by low density housing along their northern flank, running along 

‘The Ridgeway’.    These properties are generally set back from the road and are encapsulated in mature 

gardens, which includes a good proportion of tree cover.  Towards the south where the Sites abut Vineyard 

Road, there are a number of residential properties set within mature gardens.   

5.4 Within the centre of the parcel is Nyn Manor Farm comprising a collection of barns, farm buildings and a 

residential property accessed via a farm track.  Within the farmstead are three Grade II listed buildings and the 

landscape setting is integral to the heritage significance of these heritage assets.  In this respect, the CuF17 

sites, and in particular, their openness, are important factors contributing to the historic setting of these 

buildings. 

5.5 This landscape character extends southwards and is physically connected to the open rural landscape further 

south, beyond the Hertfordshire Way. 

5.6 Any development of these sites would have significant transformative effects on the receiving landscape.  The 

existing topography alone would mean that substantial earth moving would be required in order to create the 

necessary site infrastructure and development plateaux necessary to accommodate any future development 

within each of the three sites. In turn this will adversely impact on the existing green infrastructure network 

(hedgerow/ field boundary structure, tree planting) and drainage network, resulting in a high magnitude of 

change.   

5.7 The residential properties at The Ridgeway and at Carbone Hill form a distinct edge of settlement but fall 

outside the designated inset boundary of the Cuffley settlement. Whereas properties along Vineyard Road are 

more interspersed, both in urban form, and in respect of landscape setting, in that they are separated by 

mature gardens and tree plantings, and thus have much less of an urbanising effect.  Notwithstanding this, The 

Ridgeway is, in effect, a ribbon development and any move to allocate development on the CuF17 would create 

a disconnected urban enclave separate from the main settlement of Cuffley.  

5.8 If either of the small sites – CuF17a or 17b (or indeed both) be allocated then the edge of settlement becomes 

less defined and the disconnected nature of the settlement expansion remains the same as stated in 5.6 above. 

Given the containment of the adjacent woods and parkland the sense of openness that is inherent within the 

existing landscape setting would be lost as the remaining, quantum of would be insufficient in terms of scale to 

convey the same effect,  the sense of interconnectedness with the landscape further to the south would also be 

severely compromised thus adversely impacting upon the wider landscape. 
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Figure 2: Aerial view of CuF17 showing strong regular field structure becoming irregular at the base of the sloping 

valley sides.  Residential properties to the north east at The Ridgeway (righthand side of the image) and towards 

the south adjacent to Vineyard Road.  The image also illustrates the continuation in the open rural landscape 

character further to the south - beyond the limits of the CuF17 sites.  

5.9 Any development of these sites would have significant transformative effects on the receiving landscape.  The 

existing topography alone would mean that substantial earth moving would be required in order to create the 

necessary site infrastructure and development plateaux necessary to accommodate any future development 

within each of the three sites. In turn this will adversely impact on the existing green infrastructure network 

(hedgerow/ field boundary structure, tree planting) and drainage network, resulting in a high magnitude of 

change.   

 5.10 In summary, the landscape character is rural, open, and free of urbanising influences.  The existing edge of 

settlement is reasonably well defined and contained. It is a landscape of high sensitivity and has little capacity 

to accept development without substantial harm. Overall, in respect of landscape character, the likely level of 

effects will be substantially adverse should any one of the three sites be allocated and subsequently developed.  
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6 Visual issues   

6.1 There is a high level of inter-visibility between receptors and each of the three sites.  Key receptors comprise 

existing residents at properties adjacent to The Ridgeway and Vineyard Road, users of the country park at 

Northaw Great Wood, users of Hertfordshire Way PROW.  These receptors can be considered to have a high 

level of sensitivity as they are most susceptible to any change in view or visual amenity.  Less sensitive 

receptors will include highway users and agricultural workers. 

6.2 The local topography means that open views of CuF17, CuF17a and CuF17b are possible from the residential 

properties along The Ridgeway and from the B157 as it extends beyond the limits of existing development.  

These views extend over the open land of the CuF17 sites towards Nym Park and extend further south across 

the open countryside beyond.  The openness of the landscape in these views is likely to be curtailed should any 

of the CuF17 sites be allocated and subsequently developed.  

 

View 1: South west from The Ridgeway/B157 at the north west apex of the land parcel approximately at the 

point at which a new access would be formed into site CuF17.  The main body of CuF17 occupied the middle 

ground, and the  woodland at Nym Park can be seen to the right of the view.  The sense of openness and 

interconnectedness of the landscape extends south/south-west towards the horizon. 

6.3 Open views of CuF17 and CuF17b are available from  Vineyard Road, and glimpsed views of CuF17a are likely to 

be possible.  Here, in its current form, the openness of the rolling landscape can be experienced, together with 

a sense of separation from surrounding settlements.  Again, any residential development will curtail these 

views and introduce urbanising features which will detract from the openness and sense of separation. 
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View 2:  North west from Vineyard Road towards Nyn Manor Farm across sites CuF17 and CuF17b.  Site CuF17 

extends around Nyn Manor Farm and is visible in the middle ground.  The trees at Well Wood are visible on the 

ridgeline beyond site CuF17.  The open character of the landscape and the visual separation as it is experience 

from Vineyard Road is clearly evident.  

6.4 Open views of all three sites are possible from the Hertfordshire Way.  From this PROW the interconnectedness 

of the surrounding landscape and the importance of maintaining this sense of separation - free from urbanising 

elements, is particularly evident.  Views of properties along The Ridgeway are already possible and any further 

visual detractors in the form of urban residential development will adversely affect the openness of the Green 

Belt within which the CuF17 sites are located. 
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View 3:  North/north-east from Hertfordshire Way.  CuF17, CuF17a and CuF17b occupy the middle ground and 

can be seen rising up towards the residential properties at The Ridgeway.  The interconnectedness of the 

landscape is evident as is the visual separation provided by the land parcel.  Although residential properties are 

visible there is a distinct edge to the settlement.  Any development introduced on any of the three land parcels 

would introduce urbanising elements into this landscape, thus compromising its openness through 

encroachment. 

6.5 In summary the three sites - CuF17, CuF17a and CuF17b,  are highly visible from a high number of surrounding, 

high sensitivity receptors.  The visual of separation between urban form, interconnectivity of landscape, and 

sense of opens are all apparent in views across the site from surrounding viewpoints.  These viewpoints are 

numerous and are experienced by a high number of receptors on a daily basis.  Any built form placed within the 

landscape is likely to have an adverse effect on these views, and severely compromise the sense of separation 

that is currently experienced when viewing the landscape.  
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7 Green Belt  

7.1 Government policy on Green Belt is set out in chapter 13 of the National Planning Policy Framework (NPPF). 

Paragraph 133 of the 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 their 

permanence’. This is elaborated in NPPF paragraph 134, which states that Green Belts should serve five 

purposes, as set out below: 

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

• To prevent neighbouring towns merging into one another.  

• To assist in safeguarding the countryside from encroachment. 

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

 • To assist in urban regeneration, by encouraging the recycling of derelict and other urban land. 

The NPPF emphasises in paragraph 136 that ‘once established, Green Belt boundaries should only be altered 

where exceptional circumstances are fully evidenced and justified, through the preparation or updating of 

plans’. 

7.2 At the local level the Green belt policy is included under policy GBSP1 (Definition of the Green Belt) within the 

adopted plan and by Policy SP3 Settlement Strategy and Green Belt Boundaries within the emerging plan.  Both 

policies being in line with the National Planning Policy Framework. 

7.3 Following submission of the Local Plan for Examination in 2017, the Inspector found that the Plan did not 

satisfy the fully assessed objective housing need, and a review of the green belt was found to be necessary in 

order to determine whether there was any potential sites for allocation in order to meet the future housing 

need.  In order to underpin this LUC were commissioned to undertake a green belt assessment.   The resultant 

assessment was consulted upon, then examined in November 2018.  After further consultation the assessment 

was finalised in March 2019.  It is understood that the methodology has been rigorously tested through the 

examination and consultation process and is now considered by the Inspector to be sound.  We have examined 

the Assessments and the methodology contained therein and concur with the Inspectors findings.   
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7.4 Within the document parcel P86 has been given a harm rating of ‘High’ should it be released as a whole.  A 

smaller sub-plot of land (P86a) comprising the area of existing residential development along The Ridgeway and 

Carbone Hill which is ‘washed over’ by green belt, has been rated as Moderate-High should it be released, 

primarily due to the resultant extension in Green Belt boundary.   This ‘High’ rating is due to the assessment 

finding that the parcel makes a significant contribution to two of the 5 purposes of Green Belt as set out above. 

Given that all Green Belt contributes to the recycling of derelict and brownfield land, then Purpose 3 

‘Safeguarding the countryside from encroachment is the most pertinent.  In this regard the assessment is clear 

in the contribution the site makes: 

The land contains the characteristics of open countryside but has significant pockets of residential development 

within the parcel which does compromise the openness of countryside in some areas. However, the distribution 

and density of the development combined with the mature vegetation and topography maintain a strong sense 

of openness over most of the area. 

Sites CuF17, CuF17a and CuF17b are located within P86 of the LUC Report. 

7.5 The land promoter has since made representations to the Council which proposes further ‘sub-division’ or 

‘granular’ approach to allocating the land parcel, on the predication that the rating of harm could be reduced 

due to a lessening in quantum of development and a more selective approach to siting.  Within their ‘Analysis 

in Relation to Purpose Assessment Criteria’ they submit that the contribution of sub-land parcels should be 

reduced to ‘partial contribution’ due to a claimed reduction in the degree of ‘prominence’ and ‘openness’, with 

the inference that openness is a visual characteristic of Green Belt.  These sub divided lots broadly align with 

the CuF17, CuF17a and CuF17b subdivisions of the Green Belt area. 

7.6 At section 5 we describe the open character of the receiving landscape and its sensitivity in respect of its 

capacity to accept change without substantial harm to its intrinsic character, notwithstanding the likely harmful 

effect on landscape character, we acknowledge however that character cannot be confused with ‘openness’ in 

spatial terms.  

7.7 However, at section 6 we illustrate the inter-visibility of the receiving landscape, its interconnectedness and the 

sense of visual separation that is experienced by a range of receptors in a number of locations within, and 

adjacent to the Sites. Here the Sites are perceived to form part of an open tract of land which contributes to 

the wider landscape setting through its visual ‘connectedness’.  The promoters ascertain that a more granular 

approach to development could afford the opportunity to more sensitively assimilate development within the 

receiving landscape and thus reduce any adverse visual effects. However, we have already demonstrated at 

Section 6 that each of the three sites are open with a high level of intervisibility.  It is also noted that consider 

the visual characteristics of openness alone, and to not consider the spatial characteristics is  erroneous (See 

Turner v Secretary of State for Communities and Local Government and East Dorset District Council (2016). 
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7.8 Indeed, the LUC report clarifies the definition of ‘openness’ (page 19) as follows: 

Spatial openness as a characteristic can be considered as the scale and density of built development. The location, 

extent and form of new development in the Green Belt can, in isolation or in combination, compromise/harm the 

openness of the Green Belt. Similarly, the location, extent and form of existing development affects the degree to 

which Green Belt land can be considered to be open rather than an extension of a built-up area in its own right. 

However, not all built development is considered to impinge on openness. Green Belt land includes many buildings 

which, by virtue of their form and arrangement in relation to other development, are considered not to be 

incompatible with the Green Belt designation. This applies most commonly to rural villages, hamlets and 

farmsteads, where the scale, form and density of existing development is such that it can be considered to be part 

of the countryside, rather than an extension of urban or built-up areas. In this case it is the test of Paragraph 140 

of the NPPF that needs to be applied to determine where the threshold lies. 

7.9 Each of the Sites functions as an intrinsic component of the open landscape setting.  Each is highly visible to a 

number of receptors and each contributes to the experience of the ‘whole’ due to its interconnectedness.  

Should all or any combination of the sites be allocated then the  intrinsic qualities would be harmed and the 

sense of separation and openness would be lost – thus the level of harm rating remains the same whether all of 

the allocation is developed  (CuF17) or just part (CuF17a and/or CuF17b)  

7.10 In summary ‘openness’ has both a spatial and a visual aspect.  The insertion of built form within the CuF17 sites 

will have an urbanising effect on the green belt no matter how limited the extent of the proposed sub-parcel 

might be.  This is clear from the physical and visual characteristics of the site, and in spatial planning terms. In 

respect of the five purposes of Green Belt we submit that the granular approach through the allocation of any 

of the CuF17 sites does not mitigate against the level of harm that development would have on the primary 

contribution to the purpose of the Green belt in this location, namely safeguarding the countryside from 

encroachment. It cannot be claimed therefore that a land parcel with reduced prominence or inter-visibility can 

be somehow regarded as causing less harm to the purpose of Green Belt. 
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8 Conclusions 

8.1 Land Parcel CuF17 (and its smaller derivatives) is located north west of the village of Cuffley and its currently 

designated as Green Belt.  Within the LUC assessment of Green Belt the site (referred to as P86, which also 

included the housing on the Ridgeway) was found to contribute significantly to two of the five purposes of 

Green Belt, thus giving it a rating of High Harm should the site be allocated. 

8.2 The sites promoters have put forward a number a various options for bringing the site forward for 

development based on a granular approach i.e. Sub dividing the site and proposing a greater or lesser amount 

of development depending on the number of plots brought forward.  These subdivisions are broadly in 

accordance with CuF17, CuF17a and CuF17b.  There is no supporting landscape of visual assessment to 

accompany the proposals. 

8.3 Aside from Green belt issues the site contains or is adjacent to a number of wildlife and heritage assets 

including the Northaw Great North Wood SSSI and the setting of the listed buildings at Nyn Manor Farm.  There 

are no proposals forthcoming from the sites promoters as to how they would propose to mitigate any potential 

harm that development could impact on these assets. 

8.4 The existing landscape character can be defined as gently rolling pastureland interspersed with a strong 

network of hedgerows, field trees and woodland.  There are some residential properties that form urbanising 

elements, however these are dispersed and set within mature gardens.  The condition of the landscape is good, 

and the sensitivity is high due to its openness, condition and value. 

8.5 There is good inter-visibility across the land parcel with short- and long-range views possible form a number of 

locations both within and from outside the sites.  High sensitivity receptors include local residents, and 

footpath users.  The openness of the land parcels, their interconnectedness (either singularly or as a whole) 

with the surrounding landscape setting, and the visual separation from other settlements are all apparent from 

numerous locations.  

8.6 ‘Openness’ has both a spatial and visual aspect.  The site’s promoters have not addressed either aspect 

convincingly, nor provided any evidence to support their assertions.  Regardless of location and quantum of 

development, all three sites – CuF17, CuF17a and CuF17b (which are located within land parcel P86 within the 

LUC Green Belt Assessment Report)  will adversely affect the openness of the green belt thus severely 

compromising its purpose. The level of harm will therefore remain ‘high’ in each and every of the development 

scenarios put forward.  
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