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1. Introduction 

1.1. This Technical Note considers the development of land off New Road, 

Stanborough on behalf of Dandara Ltd. Hereafter referred to as the Site. 

1.2. Following the Welwyn Hatfield Local Plan examination sessions in 2018 the 

Inspector noted that the protection of the settlement pattern is not a statutory 

purpose of the Green Belt and suggested that it might be appropriate for the 

Council to consider specific designations to provide protection for open breaks 

between settlements rather than to rely on Green Belt policy. 

1.3. On this basis the study “Development of Evidence for Welwyn Hatfield Local Plan: 

Green Gap Assessment” was Prepared by LUC in August 2019. The study aims to 

provide evidence to inform the location of site allocations (that minimise impacts 

on settlement separation), as well as to inform a potential future policy on gaps to 

maintain the separation of settlements. To inform the latter, the study identifies 

potential ‘gap policy areas’ in which impact of development on settlement 

separation should be a consideration. These policy areas may be refined once 

sites have been allocated as part of the emerging Local Plan. 

1.4. The site off New Road sits within one of the study areas found within the study 

(Area between Welwyn Garden City, Lemsford and Stanborough). See Figure 01. 

1.5. At the examination session on the Green Belt Stage 3 Study there was 

considerable debate about the need to protect sensitive landscapes within 

Welwyn Hatfield. Whilst the Green Belt designation had protected many of the 

borough’s more sensitive landscapes from built development up to this point, 

protecting sensitive landscapes from built development is not one of the five 

purposes of the Green Belt as set out in the NPPF. Therefore, Welvyn Hatfield 

also undertook the following Landscape Character Assessment following the 

examination; “Development of Evidence for Welwyn Hatfield Local Plan: 

Landscape Sensitivity Assessment Final Report” which was prepared by LUC in 

July 2019. 



	

1.6. The overall aim of this study was to undertake a robust and transparent 

comparative assessment of landscape sensitivity by landscape character area, to 

inform decision making in relation to site selection as part of the Local Plan 

review process. The study concentrates on understanding the sensitivities to 

residential development and does not address potential landscape capacity in 

terms of quantity of built development, which is a further stage of assessment that 

is dependent on a much wider range of considerations other than landscape and 

visual effects and consideration of cumulative development, landscape objectives 

and thresholds of acceptable change.  

1.7. On this basis this technical note now aims to analyse the Green Gap Assessment 

and Landscape Character Assessment and make conclusions as to the likely 

effect of development within the Site on the Green Belt and Landscape 

Character described within these reports. 

1.8. This note refers to, and should be read in conjunction with: 

Appendix A, which provides an assessment of how the scheme would affect the 

purposes of land in the Green Belt and; 

Appendix B, which provides an assessment of the landscape sensitivity and 

capacity of the site; 

Appendix C, which contains Figures 1-5 as follows: 

  Figure 1 Landscape Related Designations  

  Figure 2 Zone of Theoretical Visibility  

  Figure 3 Development Extent and Photo Locations  

  Figure 4  Site Photos  

  Figure 5 Conceptual Masterplan 

1.9. A conceptual masterplan for the site is also attached (drawing DE225J_001) 

which illustrates how the site this note is concerned with could structure 

development with a sensitive approach to its context.  

	  



	

2. Development of Evidence for Welwyn Hatfield Local Plan: Green Gap 
Assessment (Final Draft Report Prepared by LUC August 2019) 

2.1. The Site is within the study area “Area between Welwyn Garden City, 
Lemsford and Stanborough”. See Map 2.  

2.2. Relevant parts of the summary within the study of the Gap Policy Area include: 

• Avoid the coalescence of Stanborough, Lemsford and Welwyn Garden City, to 

ensure each settlement retains its own separate identity;  

• Ensure that there is an experience of travelling through rural countryside after 

leaving one settlement and before entering the next, whether that be by road or 

foot.  

• Retain the rural character of the two villages of Stanborough and Lemsford, and 

ensure the area within the gap between these two villages continues to provide a 

rural setting to the settlements;  

• Ensure there is no additional inter-visibility between the settlement edge of 

Lemsford and Stanborough (making sure to consider the winter situation without 

leaves on trees) – topography and vegetation can provide a screening function;  

• Seek opportunities to enhance the biodiversity of the land between Stanborough 

and Lemsford including enhancing grassland and hedgerow diversity and joining up 

areas of deciduous woodland;  

• Protect the character of the historic cores of the two villages. 



	

  



	

2.3. Therefore on this basis, development within the site would need to adhere to 

these principles set out within the study. Define have also produced an 

assessment in Green Belt Purposes (see Appendix). A summary of the two 

together is as follows, and assesses the effect on the Green Belt purposes 

alongside these relevant criteria set out in the Green Belt Study for this Site. 

	

Purpose Purpose 
Harm 

Welwyn Hatfield Local Plan: Green 
Gap Assessment 

Notes 

Restricting 

Sprawl 
Neg-low 

Retain the rural character of the 
two villages of Stanborough and 
Lemsford, and ensure the area 
within the gap between these 
two villages continues to provide 
a rural setting to the settlements;  
 
Ensure there is no additional 
inter-visibility between the 
settlement edge of Lemsford 
and Stanborough 
 

Development would be set 
behind ribbon development 
with a low effect on sprawl, 
due to this land being 
perceived as infill. 

Preventing 

Towns from 

Merging  

Neg-low 
Avoid the coalescence of 
Stanborough, Lemsford and 
Welwyn Garden City, to ensure 
each settlement retains its own 
separate identity;  
 
 

As above, when limited to land 
behind the existing ribbon 
development, there would be 
little to no perception of 
merger, beyond 
this land to the north the 
effects would significantly 
increase. 

Safeguarding 

the 

countryside  

Low-

med 

Ensure that there is an 
experience of travelling through 
rural countryside after leaving 
one settlement and before 
entering the next, whether that 
be by road or foot.  
 
Seek opportunities to enhance 
the biodiversity of the land 
between Stanborough and 
Lemsford including enhancing 
grassland and hedgerow 
diversity and joining up areas of 
deciduous woodland; 
 

The land to the rear of ribbon 
development only has the 
perception of countryside 
towards its northern boundary, 
and therefore has 
some sensitivity in this regard. 
Some reasonable set back 
(25-60m) would be necessary 
from the northern boundary of 
the field to 
the rear of ribbon 
development to ensure 
countryside encroachment is 
not significantly harmed (kept 
to a below medium effect). 

Preserve the 

setting and 

special 

character of 

historic 

towns. 

Neg 
Protect the character of the 
historic cores of the two villages. 
 

There is no local heritage 
context in which the site 
would contribute to the setting 
or character of. 

	
	



	

3. Development of Evidence for Welwyn Hatfield Local Plan: Landscape 
Sensitivity Assessment Final Report (Prepared by LUC July 2019) 

3.1. The Site is within the Landscape Character Area 65: Middle Lea Valley West (see 

Figure 02). The report includes an assessment of the baseline condition of the 

site and provides a sensitivity to the landscape character as Low-Moderate as 

follows; 

3.2. “The western part of the area contains some valued features (the large area of 

purple moor grass and rush pasture, the deciduous woodland blocks that form a 

robust edge to the Lemsford Springs Nature Reserve and the public right of way 

crossing sloping landform through the centre of the area) and a sense of 

openness that allows for uninterrupted views towards woodland around 

Lemsford Springs. However the area is contained on all sides by roads and 

housing (most notably the A1(M) to the east and the housing development within 

Stanborough that provide strong urbanising elements and detract from the local 

landscape character), and a prominent presence of equine activities resulting in 

regular field divisions formed by fencing, meaning that there is a low-moderate 
sensitivity to residential development.” 

3.3. On this basis the development proposals are unlikely to have an adverse effect 

on the landscape character baseline as it stands, due to the enclosed nature of 

the site (surrounded by ribbon development) restricting an effect to within a 

concealed site. Notwithstanding this, mitigation proposals that would seek to 

define the edge of the Stanborough to protect and potentially enhance the 

character area through a new defined boundary to the settlement edge. 



	

	



	

4. Conclusion 

Welwyn Hatfield Local Plan: Green Gap Assessment 

4.1. On the basis that the site is enclosed on 3 sides by the existing settlement it 

cannot be accurately described as having a sense of separation from the 

settlement and lacking urbanising features, when the great majority of views from 

the site itself are of the rear wall of existing properties. 

4.2. On the basis that safeguarding the countryside in this location and maintaining 

the separation of the two villages of Stanborough and Lemsford is important there 

ought to be a suitable landscape buffer within the infilled housing area and the 

landscape to the north, to prevent the view from the gap between the two 

settlements being urbanised further. The details of this mitigation can be found 

within Figure 5.  

	

4.3. The conclusions of the assessment of the Green Belt effects (and therefore the 

checklist found within the Welwyn Hatfield Local Plan: Green Gap Assessment) of 

the conceptual masterplan (Figure 5), as considered in detail at Appendix A, are: 

• Negligible to Low effect on to checking the unrestricted sprawl of large built-

up areas;  

• Negligible to Low effect on to preventing towns from merging;  

• Low to Medium effect on to safeguarding the countryside from encroachment;  

• Negligible effect on to preserving the setting and special character of historic 

towns. 

Landscape Sensitivity 

4.4. The site is located to the rear of ribbon development provided that an 

appropriate set back from the northern edge of the infill land is provided, it has no 

greater than a Low to Medium sensitivity to development. 

Development Potential 

4.5. Sensitive development of the land off New Road, with appropriate variety of 

relatively low density urban form, with a maximum height of 9 metres to ridge, 

and an open space set back from its northern boundary of 25 to 60 metres would 

have very modest effects on the “Area between Welwyn Garden City, Lemsford 

and Stanborough”.  



	

4.6. Similarly, it would have minimal effect of landscape character. The site is very well 

contained by the existing ribbon development along Brocket Lane, New Road 

and North Road. With an appropriate set back (of 25 to 60 metres) from the site’s 

northern edge. appropriate landscape treatment, development of the site would 

assimilate well into the current townscape pattern and landscape character.



	

APPENDIX A. GREEN BELT ASSESSMENT 

 

This Green Belt Assessment considers the effects of potential development on the purposes of including 

land within the Green Belt (with the exception of promoting regeneration, as this applies to all sites). Each 

purpose is assessed in respect of the level of harm development only on the land accessible off New 

Road, Stanborough would have on the purposes for including land in the Green Belt (negligible, low, 

medium, high, very high effects). 

	

P1 To check the unrestricted sprawl of large built-up areas 

Would development within the site distort the settlement pattern and give the appearance of sprawl of the urban area from public 
vantage points? 

Purpose Harm Assessment = Negligible to Low 

Notes: 
Development would be set behind ribbon development with a low effect on sprawl, due to this land being perceived as infill. 	

P2 To prevent towns from merging 

Is the parcel adjacent to a settlement, would a form of development give rise to this settlement being visible from public vantage 
points in combination with a separate settlement, and would such development reduce settlement identities and create 
coalescence? 

Purpose Harm Assessment = Negligible to Low 

Notes: 
As above, when limited to land behind the existing ribbon development, there would be little to no perception of merger, beyond 
this land to the north the effects would significantly increase.	
	

P3 To assist in the safeguarding of the countryside from encroachment 

Does the parcel have characteristics of urban or peri-urban land, or have/connect to land with the characteristics of countryside? 
Has the parcel already been affected by encroachment of urbanised built development? Are there existing natural of manmade 
features or boundaries that would prevent encroachment in the long term and give a revised GB boundary permanence? 

Purpose Harm Assessment = Low to Medium 

Notes: 
The land to the rear of ribbon development only has the perception of countryside towards its northern boundary, and therefore has 
some sensitivity in this regard. Some reasonable set back (25-60m) would be necessary from the northern boundary of the field to 
the rear of ribbon development to ensure countryside encroachment is not significantly harmed (kept to a below medium effect).	
	

P4 To preserve the setting and special character of historic towns 

Is the parcel partially or wholly within or adjacent to a Conservation Area within an historic town? Does the land form a setting for a 
historic town, readily perceived in the context of the historic town structure, or components whereby the significance of the heritage 
asset is recognised and appreciated? 

Purpose Harm Assessment = Negligible 

Notes: 
There is no local heritage context in which the site would contribute to the setting or character of. 

	  



	

APPENDIX B. LANDSCAPE CAPACITY ASSESSMENT 

Land off New Road is considered in respect to its overall sensitivity to housing development of up to 9m 

height, with around 70% of the site being developed by housing or associated hard infrastructure (to infill 

land to the rear of ribbon development only). A standard list of considerations are provided, followed by a 

summary of the landscape sensitivity to the development (high, high/medium, medium, medium/low, low). 

Landscape Character Type: Upper Lea Valley 

Characteristics within the site (topography, vegetation, hydrology, settlement, pattern): 

• Largely flat pasture land with urban rear garden boundary; 
• To the north a rolling, well vegetated landscape leading to the Brocket Hall Listed Park and Garden 
• Road frontage to north and west; 
• Large property and outbuildings within the land. 

Designations within or adjacent to the site (GB / AONB / National Park / Local Designation / Ancient Woodland): 

• Green Belt; 
• Listed Park and Garden beyond the site to the north; 
• SSSI beyond the site to the north. 

Field Boundaries (Hedge / Fence / Woodland / Road / Built Form): 

• Rear garden fences, managed hedgerow with occasional standard English Oak. 

Biodiversity (Wetland, woodland, heathland, grassland?): 

• Limited to the infill, with some mature Oak. 

Heritage (CA / LB / Registered Park and Garden / SAM?): 

• Listed Park and Garden and Listed Buildings within Brocket Hall beyond the site to the north. 

Key Views (In / out / skyline) 

• Very limited views through existing ribbon development, although a gap off New Road provides limited views in (and 
potential access) and a public right of way off the Great North Road to the north provides limited views of the northern 
edge of the land. 

Tranquillity (noise / light / roads / business): 

• Tranquillity is medium – the adjacent roads are relatively busy and existing residential land use exists. 

Function (landuse – arable / pasture / domestic / allotment): 

• Improved grassland. 

Overall Susceptibility to Development: 

• Low-Medium, the field is very well contained by roads and settlement, the only constraint to the infill land is having 

sufficient offset from the northern boundary to protect against the sense of urbanisation from the public footpath to the 

north.  It therefore has a good ability to accommodate the development as illustrated on Figure 6 without undue affect 

to its baseline condition.  

Overall Value 

• Low to medium - the land has little to no recognised or valued landscape elements. Its only asset is its openness and 

the views across it 

Overall Sensitivity to Development 

• Low to Medium 



	

APPENDIX C. FIGURES 

   

  Figure 1 Landscape Related Designations  

  Figure 2 Zone of Theoretical Visibility  

  Figure 3 Development Extent and Photo Locations  

  Figure 4  Site Photos  

Figure 5 Illustrative Masterplan 
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