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1

INTRODUCTION

1.1

These representations are made following the publication of the above
documents and should be read in conjunction with the ‘Housing and
Economic Land Availability Assessment Call for Sites - Submission Form’,
submitted in January 2019.

1.2

In a memorandum in December 2016, the LP Inspector stated that the plan as
submitted does not provide sufficient housing development proposals to
enable sufficient dwellings to meet the Full Objectively Assessed Housing
Need (FOAHN), (12,400 dwellings) prepared on behalf of the Council prior to
its submission of the plan, to be built. It adds that subsequently, a revised
FOAHN assessment based on the 2014 household projections, prepared by
the Department for Communities and Local Government, suggests a much
higher FOAHN (16,000 dwellings).

1.3

The Inspector has also stated that the acuteness of the need for housing in
the borough is sufficient to justify exceptional circumstances to release land
from the Green Belt. The Inspector also opined that that further evidence is
required in terms of the harm to the Green Belt and to consider what parts are
essential to retain. He indicated that the plan is unsound in its current form but
is capable of being made sound if additional housing sites are identified.

1.4

On this basis, the Inspector requested that the LPA to carry out a further
Green Belt Study to seek to identify additional sites for housing. The Welwyn
Hatfield Green Belt Study Stage 3 was published in August 2018. This is
known as the Green Belt Review (GBR).

1.5

The site is within parcel P91 in the GBR. Table 7.1 (Green Belt Assessment
of Harm Ratings) of the GBR indicates that the release of the site for housing
would result in high harm to the green belt.

2

SITE NS1: LAND ADJOINING TOLMERS PARK, CARBONE HILL,
NEWGATE STREET VILLAGE, SG13 8RG

2.1

A full description of the site and its surroundings is set out in the
representations dated January 2019, but the key site attributes are
summarised below:
• The site is relatively level.
• It is mainly grass with some small storage buildings
• The site lies within a clearly built-up frontage, and its immediate
surroundings have a semi-urban rather than rural character
• It is bordered by dwellings to the north west and southern boundaries
• An existing tree line and extensive agricultural buildings at a
neighbouring site form a strong eastern boundary
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•

Newgate Street is a large village, which supports a number of facilities,
and has a degree of self-sufficiency to sustain its existing community
and further sustainable growth.

2.2

Photographs of the site are appended to this submission that illustrate the
above characteristics.
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EX156: LANDSCAPE SENSITIVITY DOCUMENT (LSD)

3.1

This document includes the site within Landscape Character Area (LCA) 51:
‘North Mymms Common and Newgate Street Farmed Plateau’. The map on
page 188 of this document proposes a ‘high’ landscape sensitivity rating for
the western part of this area, which includes the site.

3.2

Page 184 of the document advises that to minimise adverse impact on
landscape and visual character, development proposals should:
• Maintain patches of priority habitat deciduous woodland and good
quality semi-improved grassland.
• Retain the rural character of the area.
• Minimise impact on historic character at Woodside.
• Maintain the network of public rights of way including the Hertfordshire
Long Distance Footpath.
• Minimise encroachment on the steeper slopes that are visually
prominent.
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EX160: GREEN GAP ASSESSMENT FINAL DRAFT REPORT (GGA)

4.1

The relevant section of this document is that dealing with the Area between
Cuffley and Newgate Street

4.2

It states (on page 100) that there are no LP site allocations between the two
settlements, however on the south eastern settlement edge of Newgate Street
there are a series of areas put forward in response to the Council’s 2019 Call
for Sites, including the site the subject of this submission. It adds that if these
were to be developed the village would extend east and south into the former
parkland areas, although it would not extend any further south than the
existing southern village extent.

4.3

On the same page, it adds that due to the landform, steep landform and
wooded parkland character of the rural gap, the settlements are not at a high
risk of coalescence from new residential development, and that a key aim is to
avoid the coalescence of Cuffley and Newgate Street.

4.4

It advises that within this area, the aim should be to:
• Avoid the coalescence of Cuffley and Newgate Street, and ensure
each retains its own separate identity;
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•

•
•
•
•
•

Maintain a physical and visual separation between the two settlements
through retention of an area of rural character comprising pasture,
historic parklands, well maintained hedgerows and large woodland
areas – there is an opportunity to strengthen the existing hedgerow
network and plant more trees;
Ensure there is no inter-visibility between one settlement edge and the
other (making sure to consider the winter situation without leaves on
trees) – topography and vegetation can provide a screening function.
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
Ensure new development avoids visually prominent sloping land;
Maintain the wooded character by protecting the BAP Priority habitat
deciduous woodland, and seek opportunities for extending and linking
habitats; and
Maintain public access to and across the area, seeking opportunities
for further connections public rights of way connections where
possible. Ideally, these would link the existing footpaths to the nearby
(to the west) Northaw Great Wood Country Park.

4.5

The site is included within the Gap policy area shown on page 101.

4.6

The maps in Appendix 1 show the site within an area with a ‘high’ landscape
sensitivity rating, and within the green belt beyond the inset limits of Newgate
Street.

5

SUBMISSIONS

5.1

The site is within parcel P91 in the GBR. Although the GBR indicates that the
release of the site for housing would result in high harm to the green belt, the
scenario envisaged is to ‘Release of the parcel as a whole, in association with
the insetting of Newgate Street (P93)’. However, parcel P91 extends over a
very wide area, stretching to more than half the distance to Cuffley. Clearly,
given the context of Site NS1 as set out in paragraph 2.1 above, its release
for housing in isolation. would not have this harmful effect and its impact on
the openness, appearance and purposes of the Green Belt would be
negligible.

5.2

LCA 51 extends over a very wide area, with only a small parcel of land east of
Newgate Street Village included, where Site NS1 is situated (page 180). This
means that the analysis in the LSD is very broad brush and does not account
for the very varied landscape characteristics of individual sites. In isolation,
given its specific characteristics, Site NS1 has a ‘low’ landscape sensitivity
rating.

5.3

The release of the site for housing would not conflict with the aims of the LSD
as set out on page 184.
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5.4

The GGA concedes that if the areas put forward in response to the Council’s
2019 Call for Sites, were to be developed the village would extend east and
south into the former parkland areas, although it would not extend any further
south than the existing southern village extent. Moreover, if Site NS1 were to
be developed in isolation, the village would not be extended beyond its
southern or eastern limits. This would significantly reduce the already low risk
of coalescence identified in the GGA.

5.5

The release of the site for housing would not conflict with the aims of the GGA
as set out on page 100.

5.6

Therefore, there is no need to include the site within the Gap policy area
shown on page 101.

5.7

Therefore, in the terminology used by the Inspector, it is not essential that this
site remains in the Green Belt.
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Appendix 1
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Figure 2: IMG_3063

Figure 1: IMG_3074

Figure 3: IMG_3083
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