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even close to existing urban areas such that development at the Study Area would be 

sympathetic to existing settlement patterns. In fact, the location of the Study Area in 

relation to a number of "absolute constraints" (as showing on the attached image) 

suggests that release of this land would be substantially more inappropriate than land 

elsewhere within the Northaw Common Parkland and the wider Green Belt. The 

"absolute constraints" identified include the Great Wood SSSI, various ancient 

woodlands, and a number of local wildlife sites all in close proximity to the Study Area. 

The Landscape Agency Assessment further clarifies that the Study Area, unlike much 

of the rest of the Northaw Common Parkland, lies directly within the Great Wood 

SSSI's Impact Risk Zone meaning that development at this land has already been 

identified as posing a risk to the protected area. 

14. Despite the additional work being undertaken by and on behalf of the Council,

including to update its evidence base as it relates to housing need, the Council is yet to

demonstrate "exceptional circumstances" to justify release of the Study Area from the

Green Belt for development. We therefore reiterate our submissions made in respect

of the Call for Sites 2019 that any release of the Study Area from the Green Belt and/or

its inclusion in the draft Local Plan for housing developments would be entirely

contrary to the NPPF, the existing Welwyn Hatfield Local Plan and the emerging

strategic policies of the draft Local Plan as they relate to ensuring sustainable

development, protecting the Green Belt, and protecting against adverse effects from

development on matters such as traffic, climate change, air quality, and soil, water and

noise pollution.

15. Should the Council, despite all of the evidence before it, seek to promote the Study

Area as an alternative site for housing development within its draft Local Plan, we will

strongly contest this, and the soundness of the draft Local Plan, during the hearing

sessions set down for February and March 2020.

Yours sincerely 

Clifford Chance LLP 

Enclosures: 

i. Landscape Agency Assessment dated September 2019.

11. Re-form Assessment dated June 2019.

111. Excerpt from the LUC Landscape Sensitivity Assessment, Landscape Character Area

53: Northaw Common Parkland.
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