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Executive Summary  
 

This Technical Paper responds to the Planning Inspector’s comments in 
relation to the sustainability of the proposed new village at Symondshyde, due 
to its scale and accessibility to existing services, which were raised following 
the conclusion of Stage 7 of the Local Plan Examination.  It considers the 
options for expanding the proposed allocation to achieve a critical mass of 
development to underpin the viability of the proposed range of services and 
facilities whilst delivering a sustainable new community.  A separate Technical 
Note produced by WSP responds to the Inspector’s comments on the 
availability of public transport and sets out a Public Transport Strategy that 
demonstrates the viability of delivering frequent bus services to the New 
Village and the allocation at North West Hatfield. 

 
Comparisons have been made with other new settlements in Section 3 
including some which feature within the Government’s Garden Towns and 
Villages Programme 2020 as working examples to demonstrate what can be 
achieved.   

 
The opportunities to expand the New Village allocation have been subject to a 
detailed landscape and visual appraisal and Section 4 presents the findings of 
that analysis which appear in an Addendum to the Landscape and Appraisal 
produced for the current allocated site.  In short, the analysis concludes that 
an extension broadly in a south easterly direction from the existing boundary 
is the most appropriate because it would: 

 
• Allow for the construction of approximately 400 additional dwellings 

achieving a recognised critical mass of around 1,500 dwellings. 
• Maintain meaningful separation in the form of a Green Gap of 700 

metres between the New Village and the proposed new urban edge of 
Hatfield such that the settlements would retain their identifies whilst 
being closer than currently proposed (1,000 metres). 

• Take advantage of the sense of enclosure provided by Furze Field 
Wood. 

• Create an enlarged but compact new settlement with the primary 
school and other community facilities within its centre and not having 
any greater impact on the Green Belt. 

 
Further consideration has been given in Section 5 to the technical evidence 
supporting the current site allocation and no fundamental issues have been 
identified that would undermine the delivery of an expanded New Village.   
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An expansion of the Symondshyde New Village to accommodate around 
1,500 dwellings with its associated community facilities would have an 
estimated population of around 4,500 people.  This would achieve a scale of 
development and the required critical mass to support and maintain the 
viability of the proposed facilities and secure the delivery of sustainable public 
transport based on buses supported by other active travel proposals.    
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1 Introduction  
 
1.1 This Technical Paper has been produced by JB Planning Associates on 

behalf of Gascoyne Cecil Estates in response to the Planning Inspector’s 
comments about the sustainability of the proposed village, due to its small 
scale and accessibility to other services following the conclusion of Stage 7 of 
the Local Plan Examination.  It considers the options for expanding the 
proposed allocation to achieve a critical mass of development underpinning 
the viability of the proposed range of services and facilities and delivering a 
sustainable new community. 

 
1.2 A separate Technical Note dealing with the proposed Public Transport 

Strategy for the new village demonstrating how sustainable travel can be 
achieved has been produced by WSP.   

 
Background  

 
1.3 The proposed Symondshyde New Village is allocated for development by 

Policy SP24 of the submission draft Welwyn Hatfield Local Plan, 2016.  The 
new village is located approximately 1km from the proposed urban edge of 
formed by the North West Hatfield allocation (SDS5).  The new village 
allocation is for 1,130 new homes, including a two-form entry primary school, 
a small neighbourhood centre, and community facilities, small-scale 
employment buildings, formal and informal open space with associated roads 
and infrastructure.   

 
1.4 Symondshyde would be a highly accessible and sustainable new community 

incorporating homes designed to exceptional standards with community 
facilities to support its future residents.  Innovative approaches will be adopted 
to actively promote sustainable travel, including the use of electric and 
autonomous vehicles, as a means of reducing greenhouse emissions as well 
encouraging walking and cycling.  In addition, renewable technologies would 
be built into the fabric of the new village from the outset to allow for innovation 
and the adoption of best practice as the development progresses and policy 
on Climate Change becomes more established.     

 
1.5 Symondshyde will be traditional in form and designed to accord with the 

Estate’s Design Code and Pattern Book for delivering high quality design.  
The new village will incorporate a wide mixture of housing types and tenures, 
including homes suitable for older people.  Opportunities will be taken to 
integrate existing trees and hedgerows into the grain of the village. 
Symondshyde Farmhouse is Grade II Listed Building located towards the 
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south-western side of the new village, near to Symondshyde Lane, and will 
become a new focal point for the new community.  The most viable and 
optimal use for the listed building will be found such as a Public House.  To 
improve the setting of the listed farmhouse the existing agricultural buildings 
associated with Symondshyde Farm will be demolished.  The established 
uses that exist, such as the micro-brewery, will be accommodated in purpose 
built small-scale business and employment space, adding to the diversity in 
land uses making up the new village thereby supporting the local economy.   
 

1.6 The areas of public open space within the village will serve the new 
community and help to maintain a rural character throughout the settlement 
by retaining links into the surrounding countryside.  The initial and on-going 
stewardship that will be provided by Gascoyne Cecil Estates will be pivotal, in 
underpinning and maintaining the new community.        
 
Purpose of this document   

 
1.7 The purpose of this Technical Paper is to provide an overview of the planning 

and landscape considerations associated with the possible expansion of the 
new village in response to the comments made by the Planning Inspector in 
his notes following the conclusion of Stage 7 of the Local Plan Examination 
(EX186C).   

 
1.8 This Paper should be read in conjunction with the Technical Note on 

Public Transport Strategy for the new village produced by WSP.   
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2 Comments raised by the Planning Inspector   
 
2.1 The Planning Inspector has indicated in EX186C that, “If there is justification 

for a new settlement … my current thoughts are that I would be likely to find 
sound, in principle, proposals for the removal of the land to the south west of 
the skyline above the B653 between Long Spring Grove and Coopers Green 
Lane and East of Hammonds Lane, from the Green Belt and to be able to 
justify this through exceptional circumstances”.  The Inspector’s support 
assumes “… there is appropriate mitigation in certain areas where the land is 
very open”.  The Inspector continues to have “significant doubts” about the 
sustainability of the submitted proposals.  “Firstly because of the size of the 
proposal and secondly because of its accessibility in the context of the other 
developments and facilities in the wider area”. Within the context of finding 
sufficient land to meet the FOAHN the Inspector considers however “there to 
be scope to extend the site.”    
    

2.2 The Inspector has therefore suggested that further consideration is given to 
the following:   

 
1. To extend the site “in a minor way” between Long Spring Grove and West 

Grove and East of Long Spring Grove.  We refer to this as Option 1. 
2. However, the Inspector considers that the “most sustainable location” to 

achieve critical mass, “or an even greater amount of development, is much 
closer to western edge of Hatfield than has been proposed”.  We refer to 
this as Option 2. 

 
2.3 If the most sustainable option referred to by the Inspector in two above is not 

deliverable the Inspector has requested a statement from the Council as to  
“why such an option on some of land to the west of the existing/proposed 
extent of development1 between north of St Albans Road at Ellenbrook, and 
west of Green Lane at Stanborough would not be available for development 
before 2036”.      

 
2.4 In addition, the Inspector has requested that “the Council justify how the 

Symondshyde proposal would create a sustainable neighbourhood”.  In this 
regard the Inspector is “most concerned with transportation links” and “the 
viability of retail and community facilities”.  It has been suggested by the 
Inspector that examples from other new settlements and the level of services 
that may be sustained by similar or larger populations would be useful and 

 
1 By this it is assumed that reference is being made to the current extent of the built-up area of 
Hatfield and the proposed North West Hatfield allocation. 
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“ideally the settlement ought to be able to support some health and 
catering/refreshment facilities”. 
 

2.5 Turning to sustainable transport the Inspector requires “more information on 
how a sustainable transportation scheme could be successfully introduced 
into the development (presumably buses?)” resulting in “a noticeable change 
in the otherwise expected modal split for journeys from and to the site”. This 
further information “should include realistic assessments of likely bus services 
that could serve the site and their frequencies” and “have the support of the 
bus operators”. 
 

2.6 Finally, the Inspector has asked “The Council to look at the possible 
advantages for increasing the availability of non-car transport to this location 
and for improving the range of facilities available, through and increase in the 
critical mass of the development, either to provide additional dwellings to meet 
the current FOAHN or to provide for further growth beyond the Plan period if 
the FOAHN can be met from the use of more sustainable sites elsewhere.    
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3 New Settlements  
 
3.1 The notion of building new communities is not new and probably can be 

traced back to the model villages that were first built by philanthropists and 
industrialists such as Bourneville, Port Sunlight and Saltaire.  The early 1900’s 
saw the growth of the Garden City Movement which gave rise to Letchworth 
and Welwyn Garden City.  

 
3.2 After the passage of the New Towns Act 1946, the development of new towns 

got under way.  In nearly all cases an existing minor settlement provided a 
basis for wider development.  Some new towns were intended as almost 
entirely standalone settlements (such as Harlow and Stevenage) while in 
most other cases the new town was an addition to an existing town, such as 
Hatfield.  

 
3.3 New settlements continue to provide opportunities to accommodate additional 

development and are promoted as part of emerging Local Plans alongside 
urban extensions, as is the case in the submitted draft Welwyn Hatfield Local 
Plan.  
 

3.4 Achieving a desirable critical mass in appropriate locations to deliver a 
balanced community through careful design can produce integrated and 
‘holistic’ settlements that encourage and accommodate highly sustainable 
patterns of living.  This is acknowledged by paragraph 52 of the National 
Planning Policy Framework (NPPF) 2012 under which the Local Plan is being 
examined and by the Government’s continued support for the development of 
new settlements in the current NPPF2.     

 
Garden Communities Programme  

 
3.5 The origins of the current Garden Communities Programme can be traced 

back to a paper produced by the Policy Exchange3.  Here the authors 
acknowledged that settlements need to function as identifiable communities 
that are to a greater or lesser degree self-sustaining.  In that context the paper 
set out examples of the kinds of communities envisaged:  

 
• At around 1,500 homes it was anticipated that a village could be built 

around a hub of a primary school, sports hub, and local centre.  It would 

 
2 Para 72, National Planning Policy Framework, Ministry of Housing, Communities and Local 

Government, February 2019 
3 Lord Matthew Taylor (ed C Walker) Garden Villages – Empowering localism to solve the housing 
crisis. Policy Exchange 2015 
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hope to attract a café/small shops/a post office; with some live/work 
opportunities too, but it will clearly function in relation to nearby larger 
settlements for facilities like hospital healthcare, and main retail shopping.  

• At around 5,000 homes a secondary school as well as two primary schools 
could be provided and a small but vibrant village centre (as above), but 
including an employment area, recreational space, and landscaped areas.  

 
3.6 These ideas were translated into public policy and the Garden Communities 

Prospectus4 encouraged local authorities and their private sector partners to 
come forward with proposals for the delivery of new garden communities.  
The Government was interested to learn of proposals for garden communities 
(1,500 - 10,000 homes) which demonstrated exceptional quality or innovation, 
involved development on previously developed land, were in areas of 
particularly high housing demand, or had an ability to expand substantially 
further in the future.  The expectation was that all proposals were of sufficient 
scale to be largely self-sustaining, genuinely mixed-use and have the 
following attributes.    

 
Clear identity – a distinctive local identity as a new garden community, including 
at its heart an attractive and functioning centre and public realm.  

Sustainable scale – built at a scale which supports the necessary infrastructure 
to allow the community to function self-sufficiently on a day to day basis, with the 
capacity for future growth to meet the evolving housing and economic needs of 
the local area.  

Well-designed places – with vibrant mixed-use communities that support a 
range of local employment types and premises, retail opportunities, recreational 
and community facilities.  

Great homes – offer a wide range of high quality, distinctive homes. This includes 
affordable housing and a mix of tenures for all stages of life.  

Strong local vision and engagement – designed and executed with the 
engagement and involvement of the existing local community, and future 
residents and businesses. This should include consideration of how the natural 
and historic environment of the local area is reflected and respected.  

Transport – integrated, forward looking, and accessible transport options that 
support economic prosperity and wellbeing for residents.  This should include 
promotion of public transport, walking, and cycling so that settlements are easy 
to navigate, and facilitate simple and sustainable access to jobs, education, and 
services.  

Healthy places – designed to provide the choices and chances for all to live a 
healthy life, through taking a whole systems approach to key local health and 
wellbeing priorities and strategies. 

Green space – generous, accessible, and good quality green and blue 
infrastructure that promotes health, wellbeing, and quality of life, and considers 

 
4 Garden Communities Prospectus, Ministry of Housing, Communities and Local Government, August 

2018  
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opportunities to deliver environmental gains such as biodiversity net gain and 
enhancements to natural capital.  

Legacy and stewardship arrangements – should be in place for the care of 
community assets, infrastructure, and public realm, for the benefit of the whole 
community. 

Future proofed – designed to be resilient places that allow for changing 
demographics, future growth, and the impacts of climate change including flood 
risk and water availability, with durable landscape and building design planned 
for generations to come. This should include anticipation of the opportunities 
presented by technological change such as driverless cars and renewable energy 
measures5. 

 
3.7 There are now 15 Garden Towns and a further 34 Garden Villages that are 

part of the Government Programme.6  Of these, six of the Garden Villages are 
likely to accommodate around 1,500 dwellings, such as Tresham (previously 
referred to as Deenethorpe Airfield Garden Village) in Northamptonshire.   

 
3.8 The success of the Garden Communities Programme has recently been 

evaluated and amongst several findings the research conducted by Lichfields7 
has found that the programme has not supported any fixed settlement size.  
Whilst the Government Prospectus provides criteria for appraising bids, the 
diversity that has emerged is more a reflection of the fact that the proposals 
have been locally led, such is the case with Symondshyde.   

 
A New Village in Hertfordshire 

 
3.9 The concept of developing a new village in Hertfordshire was considered 

some time ago.  In summary, the University of Hertfordshire promoted a 
debate about further growth within the County which culminated in the 
publication of the Hertfordshire Guide for Growth (2008) which appears in the 
examination library (RD/2).   

 
3.10 The Hertfordshire Guide to Growth records the outcomes from the Charrette 

which was led by Duany Plater-Zyberk, an international company of urban 
designers, who developed six ‘Scenarios’ to stimulate debate The Scenarios 
were as follows: 

 
Scenario 1: Continuing existing Trends, 
Scenario 2: Brownfield and Greyfield Sites, 
Scenario 3: Transport oriented development, 

 
5 Ibid  
6 https://www.gov.uk/government/publications/garden-communities 
7 Lichfields How does your garden grow? A stock-take on planning for the Government’s Garden 
Communities programme.  December 2019 
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Scenario 4: Settlement extensions, 
Scenario 5: Satellite (Garden) Villages, 
Scenario 6: Standalone Garden City. 

 
3.11 On an assessment of overall sustainability, a Satellite (Garden) Village was 

ranked third and only surpassed by the larger Transport Oriented 
Development and Standalone Garden City Scenarios. Although Satellite 
(Garden) Villages would not be entirely self-sufficient, the assessment 
highlighted that the use of up-to-date design and construction techniques 
which reduce or eliminate carbon production would be a distinct advantage. 
Good design would create a sense of place and identity and the villages 
would be large enough to have their own facilities. Bus links to major transport 
hubs in nearby settlements would make the settlements less car dependent.  

 
3.12 Since 2008 further research has been undertaken by the University of 

Hertfordshire which resulted in the publication of the Hertfordshire Guide for 
Growth – Five Years On (2014).  

 
3.13 Against the backdrop of the work undertaken by the University of 

Hertfordshire and the Building Research Establishment, the Estate published 
a document The Case for a new Hertfordshire Village (2015)8 which explored 
evolution of the English Village drawing on case studies of what constituted a 
successful ‘place’ in terms of size, form, shape and the number of houses and 
businesses.  It also looked at the impact of private vehicles.  This analysis has 
helped to determine the size of a viable new settlement.     

 
3.14 In February 2016, the Estate hosted the Stanboroughbury and Symondshyde 

Charrette.  The Charrette enabled members of the community to have a 
genuine say in the design of the sustainable new developments proposed to 
meet the growing housing needs in Welwyn Hatfield.  The key themes that 
emerged from the Charrette were summarised in a Post Charrette Paper9 
produced by the Estate in May 2016 and were taken forward to inform the 
proposals for both the Symondshyde New Village and North West Hatfield 
proposed allocations.  

 
3.15 To inform the debate at the Charrette a highly detailed analysis of existing 

villages was undertaken.  This work developed the analysis previously 
conducted as part of The Case for a new Hertfordshire Village (2015) and 
considered factors such as village size, form, education and community 

 
8 The Case for a new Hertfordshire Village (2015) Gascoyne Cecil Estates – Submitted with the 

Estate’s Regulation 19 representations – Part 5 
9 The Stanboroughbury and Symondshyde Charrette: Post Charrette Paper (May 2016) Gascoyne 

Cecil Estates (Appendix 2 of the Estate’s Stage 7 Hearing Statement).  
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facilities, employment opportunities and access to green space.  The report, 
Village Analysis: An analysis of villages in Hertfordshire, Buckinghamshire, 
Yorkshire, and Essex (2016) was reproduced as Appendix 3 to the Hearing 
Statement considered at Stage 7 of the Local Plan Examination.         
 

3.16 The rationale for the identification of the Symondshyde Strategic Development 
Site (SDS6 / Hat15) was outlined in the Gascoyne Cecil Estate’s Regulation 
19 Representations (REP/1) which were supported by a comprehensive 
evidence which addressed the sustainability credentials of the proposals.  
These credentials have been explained further in a Technical Paper using a 
well-established methodology in Symondshyde: Delivering a Sustainable New 
Community (2018), which has been submitted to the Examination (EX92A).   

 
3.17 In addition to the new village proposal at Symondshyde, it should be noted 

that other neighbouring local authorities in Hertfordshire are looking to deliver 
new settlements which are at various stages in the planning process.  
Examples include Broxbourne (Brookfield Garden Village - 1,250 dwellings), 
East Hertfordshire (Harlow and Gilston Garden Town -10,000 dwellings 
comprising of 7 new villages), Dacorum (Hemel Garden Communities - 2,500 
dwellings).   

Other Examples   
 
3.18 Nationally there are many recent examples of standalone new settlements 

and urban extensions being developed, the most notable being Poundbury in 
Dorset.  The proposals for a new village at Symondshyde are not therefore 
unique but unlike many developer-led proposals seek to draw upon current 
best practice and the activities of other enlightened landowners and 
institutions to provide a legacy for the future through strong and on-going 
stewardship.   

 
3.19 The Symondshyde proposals would take forward the ideas and concepts set 

out ‘Building a Legacy: A Landowners Guide to Popular Development’10 which 
reviews several successful schemes.  These schemes include two in Scotland 
and several in Cornwall.  In broad terms the study found that where greater 
emphasis was placed on good design and place-making the additional 
investment was rewarded.  In all cases the examples referred to are of 
sufficient size to support the social and physical infrastructure required to 
support the needs of residents and are popular places to live.   

 

 
10 Building a Legacy: A Landowners Guide to Popular Development’ (2017) Princes Foundation 
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3.20 Symondshyde in conjunction with the proposals for North West Hatfield would 
deliver approximately 2,780 homes in accordance with the provisions of the 
submission draft Local Plan as two distinct yet complimentary new 
communities with shared services and facilities, such as a secondary school.  
There is however scope to increase the capacity of both allocations to deliver 
approximately 3,250 homes in a highly sustainable location close to Hatfield 
and Welwyn Garden City town centres and their respective mainline railway 
stations which are approximately 4.0 kilometres away.  In addition, the sites 
are close to Hatfield Business Park (which is a major employment area 
accommodating around 13,000 jobs) and the University of Hertfordshire.   
 

3.21 The Public Transport Strategy produced by WSP which accompanies this 
Technical Paper set out how viable public transport services can be provided 
to support both housing allocations which, in combination with measures 
designed to promote walking and cycling both within and beyond the housing 
areas, will encourage active travel.  The existing and proposed connections 
are shown on Figure 1.   
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Figure 1 – Access and Connectivity Links 
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3.22 To further demonstrate that Symondshyde in combination with the North West 

Hatfield allocation will be sustainable from a transport perspective, an 
assessment has been conducted against the ‘Transport for New Homes’11 
checklist for new housing developments.  The checklist identifies ten 
dimensions for the assessment of new housing developments and scores 
proposals according to the extent that the identified objectives have been met.  
The outcome of this assessment is contained in Appendix 1.  Overall, the 
assessment demonstrates that the proposals score very well.    

 
3.23 The following table demonstrates how Symondshyde in combination with the 

North West Hatfield allocation compare with other new developments.  
 
Table 1 – Settlement Comparison  
 

 
* Based on current site allocations and capable of expansion to 3,250 homes 
  

 
11 https://www.transportfornewhomes.org.uk/wp-content/uploads/2019/10/checklist.pdf 
 

Scheme 
 

No of Homes Promoter 

North West Hatfield and 
Symondshyde  

2,780* Gascoyne Cecil Estates  

Tresham, Northamptonshire  1,500 Land Acquisition and Promotion 
LLP and the Deene Estate 

Dunsfold Park Garden 
Community, Surrey 

1,800 Dunsfold Airport Ltd and Trinity 
College, Cambridge  

Poundbury, Dorset 
 

2,700 Duchy of Cornwall  

Eddington, Cambridge  
 

3,000 University of Cambridge 

North Dorchester, Dorset 
 

3,500 Grainger PLC and Persimmon 
Homes PLC 

Tornagrain, Inverness 
 

4,000 Earl of Moray   

Chapleton, Aberdeen 
 

5,000 Duke of Fife 
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3.24 Further information, in the form of illustrated Fact Sheets, for some of the 

settlements listed in Table 1 is contained within Appendix 2.  This includes 
two settlements in the Government’s Garden Towns and Villages Programme 
2020.   
 
Summary  
 

3.25 It will be noted from the examples provided that the new settlements vary in 
size and composition however what they all serve to demonstrate is that 
where strong stewardship is provided, well deigned and highly sustainable 
new communities can be established that function well.   
 

3.26 Given the encouragement provided by the NPPF and the Government’s 
Garden Communities initiative towards the establishment of new settlements, 
and the presence of other successful examples, the following section 
assesses the options raised by the Planning Inspector for the expansion of 
the Symondshyde allocation to deliver a critical mass of development that will 
support a range of services and community facilities whilst making a 
contribution to meeting the FOAHN in the Borough.  
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4 Assessment of Options 
 
4.1 To inform the assessment of the options presented by the Planning Inspector 

further consideration has been given to the character of the landscape 
surrounding the site of the proposed village.     

 
Landscape Character  

 
4.2 The site is located on the north western edge of Hatfield in the Green Belt.  

The Stage 2 Green Belt Assessment (Addendum) produced by the Borough 
Council12 found that the Symondshyde site made a significant contribution to 
safeguarding the countryside from development but made limited or no 
contribution to the other Green Belt purposes.  These findings were endorsed 
by the Stage 3 assessment13 which, like the previous study, concluded that 
the Symondshyde site was sufficiently separate from other built-up areas to 
prevent urban sprawl and potential coalescence with other settlements.  The 
study also noted that the site was contained on three sides by protected 
woodland which would prevent further development.  The overall assessment 
of harm in the Stage 3 assessment if the entire site were released for 
development was moderate-high; this is precisely the same as several other 
sites that are being proposed for release from the Green Belt. 

 
4.3 The ability to accommodate further development on the site without 

perpetuating further urban sprawl and coalescence with other settlements are 
important considerations which weigh heavily in favour of the new village.  
This unique situation does not readily exist elsewhere, and the development of 
a site, that is self-contained in landscape terms, is preferable to further large 
extensions to the two major towns in the Borough where the boundaries are 
not readily defined.   

 
4.4 The new village would include land within two landscape character areas, LCA 

31 and LCA 32.  There is a noticeable difference between these two LCAs 
and this is reflected both within the site and in the wider landscape.  

 
4.5 To the south east the site falls within LCA 31 which is an open and exposed 

landscape with limited woodland cover where there has been extensive land-
use change.  It also contains some major intrusive built elements.  In contrast, 
to the south east, the site is well contained to the west and north by a series of 

 
12 Welwyn Hatfield Green Belt Review Stage 2 Addendum Report, June 2016, Welwyn Hatfield 

Borough Council 
13 EX 99C Green Belt Study Stage 3 Final Report, Appendices – updated 
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woodlands. The land is gently undulating within the western parts of the site 
whilst the wider landscape of LCA 32 is more steeply undulating.  The roads 
closest to the site are characteristically narrow and winding. 

 
4.6 Landscape features of value within the site are the mature trees and the listed 

Symondshyde Farmhouse.  There is a good network of PRoWs within the 
western part of the site but only one PRoW within the eastern half.   

 
4.7 From the south and around to the north west the site is visually contained by 

substantial areas of woodland.  To the north there are views from footpaths 
that are approaching the site.  From the east the site is more open and 
exposed but there are fewer public viewpoints.  Except for areas immediately 
adjacent to the site on Symondshyde Lane, views from roads are more distant 
and prevented by hedgerows, particularly in summer.  

 
4.8 The sensitivity of the surrounding landscape to development at Symondshyde 

ranges from low to medium.  Development on a greenfield site inevitably 
means some loss of the existing landscape character.  Screening provided by 
surrounding woodlands to the north and west will prevent changes to the 
character of the wider landscape in these directions, where the landscape has 
greater sensitivity.  To be east, where the landscape is less sensitive, 
development of the village could provide opportunities to improve accessibility 
and enhance a disturbed landscape.  

 
4.9 The site is in an ideal location for an entirely new village in having limited 

visibility from the wider landscape.  Moreover, where there is visibility there is 
also potential to enhance existing landscape features thereby fulfilling some 
strategic objectives for the local landscape. 

 
Consideration of the Options  

 
4.10 Given the unique landscape characteristics of the site consideration has been 

given to the possible expansion of the village to the north, north-east and 
south-east.  These areas have been labelled Areas A to E on Figure 2.       

 
4.11 Areas A and B correspond with those identified by the Inspector around Long 

Spring Grove and West Grove (Option 1) whilst Areas D and E would take 
development much closer to the western edge of Hatfield as referred to by the 
Inspector (Option 2).  Area C has been included for completeness.   
 

4.12 It is also noted that the Inspector has invited the Council to consider why an 
opportunity for an urban extension of Hatfield in the general location between 
the St Albans Road (A1057) at Ellenbrook and west of Green Lanes would not 
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be available for development before 2036.  This is discussed in a separate 
section below.   

 
4.13 The following assessment focuses upon options for extending the 

Symondshyde allocation from a landscape and environmental perspective.  
Sustainable transport considerations have been assessed separately in the 
associated Technical Note produced by WSP.   
 

4.14 Figure 3 shows the Constraints that would be applicable to each Area whilst 
Figure 4 shows the Opportunities that would exist if the new village were 
expanded in any given direction.     

 
4.15 Seven factors were identified as affecting the suitability of an area for the 

potential extension of the new village.  These were: 
 

• Impact on Landscape Character - the current proposed allocation site 
includes land in two landscape character areas (LCA 31 De Havilland 
Plain and LCA 32 Symondshyde Ridge.  LCA 32 is identified in several 
landscape related documents as having greater sensitivity than LCA 31.  
This was confirmed during the preparation of the LVA. 

• Whether the land concerned has already been disturbed by historic and 
ongoing Mineral Extraction. 

• Potential impacts on Ancient Woodland 
• Potential Impacts on Visual Amenity  
• Proximity to Hatfield  
• Maintaining a meaningful Green Gap between Symondshyde and Hatfield 

or other surrounding settlements.    
• Ensuring that the retained Green Belt land can fulfil the Green Belt 

purposes.   
 
4.16 The assessment for Areas A to E is set out in Tables 2 to 6.  An assessment 

of the extended site is detailed fully in the Landscape and Visual Appraisal 
Addendum attached as Appendix 3.   
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Figure 2 – Areas for Potential Village Enlargement  
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Figure 3 – Constraints  
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Figure 4 – Opportunities 
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Table 2 – Area A  

Area A   Adjacent to the north western corner of the proposed 

allocation.  

A narrow portion of a larger arable field bounded on two 

sides by woodland (one ancient).  

 
Landscape Character Within LCA 32 Symondshyde Ridge identified as having greater 

landscape sensitivity. 
 

Mineral Extraction There has been no mineral extraction in this area. 
 

Ancient Woodland Adjacent to ancient woodland to the east. Development would 
therefore require an offset reducing the number of dwellings that 
could be accommodated. 
This section of ancient woodland would be ‘faced’ on two sides 
by development which may increase the potential for adverse 
impacts on the ancient woodland. 
 

Visual Amenity Contained to the east and west,  
Visible from the PRoW which leads south from Cromer Hyde 
Lane. 
 

Proximity to Hatfield Would be one of the more distant parts of the village from 
Hatfield 

Green Gap  There would be no change in the potential to establish a Green 
Gap between Symondshyde and surrounding settlements. 
 

Green Belt  The retained Green Belt would continue to fulfil the Green Belt 
purposes. 
 

Other Issues  This land is not in the ownership of Gascoyne Cecil Estates and 
is not deliverable. 
 

  
Overall Conclusions 

on suitability 

This area would only make a limited contribution to housing 
numbers (possibly no more than 40 homes) due to the proximity 
of the ancient woodland and the narrowness of the area.  It 
would not achieve the critical mass required or a compact 
settlement form.   
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Table 3 – Area B  

Area B   To the north of the proposed allocation.  

Part of a larger field enclosed to the north and west by 

ancient woodland. 

 

Landscape Character Within LCA 32 Symondshyde Ridge identified as having greater 
landscape sensitivity. 
 

Mineral Extraction There has been no mineral extraction in this area. 
 

Ancient Woodland Adjacent to ancient woodland to the north and west.  
Development would therefore require an offset reducing the 
number of dwellings that could be accommodated. 
This section of ancient woodland would also be ‘faced’ on three 
edges by development (four if Area A were to be included in the 
allocation) which may increase the potential for adverse impacts 
on the ancient woodland. 
 

Visual Amenity Generally, well contained. There would be limited views from the 
wider landscape, but development in this area would be visible 
from the PRoW to the east. 
 

Proximity to Hatfield Would be averagely distant from Hatfield when compared to the 
proposed allocation. 
 

Green Gap  There would be no change in the potential to establish a Green 
Gap between Symondshyde and surrounding settlements. 
 

Green Belt  The retained Green Belt would continue to fulfil the Green Belt 
purposes. 
 

Other Issues  This land is not in the ownership of Gascoyne Cecil Estates and is 
not deliverable. 
 

  
Overall Conclusions 

on suitability 

Not considered suitable for an enlargement to the allocated site 
due to the potential adverse effect on the adjacent ancient 
woodland. The area would only make a limited contribution to 
housing numbers (possibly no more than 100 homes).  It would 
not achieve the critical mass required or a compact settlement 
form. 
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Table 4 – Area C 

Area C North east of the proposed allocation.  

Part of a larger field that extends to Green Lanes to the east 

and Marford Road to the north east. 

 

Landscape Character Within LCA 31 De Havilland Plain identified as having reduced 
landscape sensitivity. 
 

Mineral Extraction There has been no mineral extraction in this area. 
 

Ancient Woodland No ancient woodland would be affected. 
 

Visual Amenity Located beyond the triangular plantation and the significant belt 
of trees planted to contain views of the mineral extraction. 
Consequently, it would be more visible from the wider landscape 
to the north, e.g. from Green Lanes, than development within the 
proposed allocation. 
 

Proximity to Hatfield Would be closer to Hatfield than most of the proposed allocation. 
 

Green Gap  There would be no change in the potential to establish a Green 
Gap between Symondshyde and Hatfield. Whist the gap 
between Symondshyde and Lemsford would be reduced it would 
remain a substantial gap. 
. 

Green Belt  The retained Green Belt would continue to fulfil the Green Belt 
purposes. 
 

Other Issues  Extending in this direction would bring development closer to the 
historic parkland at Brocket Park. 
This land is within a different ownership that might give rise to 
deliverability issues.   
 

  
Overall Conclusions 

on suitability 

Not considered suitable for an enlargement to the allocated site. 
Development would be visible from the wider landscape and 
closer to the historic parkland at Brocket Hall and would not 
provide for a compact settlement form.   
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Table 5 - Area D  

Area D  South east of the proposed allocation, north of the 

bridleway (Great Braitch Lane North).  

 

Landscape Character Within LCA 31 De Havilland Plain identified as having reduced 
landscape sensitivity. 
 

Mineral Extraction There has been historic mineral extraction in this area which is 
ongoing.  Consequently, the whole area is either disturbed or 
restored.  No original field boundaries remaining. 
 

Ancient Woodland No ancient woodland would be affected. 
 

Visual Amenity Views are restricted from the north and to some extent from the 
east by significant belts of trees planted to contain views of the 
mineral extraction.  There would be some views, particularly from 
the bridleway (Great Braitch Lane North) from which there would 
also be views of the proposed allocation. 
 

Proximity to Hatfield Would be closer to Hatfield than the proposed allocation. 
 

Green Gap  Extending in this direction would reduce the gap between 
Hatfield and Symondshyde.  However, there is sufficient 
separation for the maximum extension required in this direction 
(up to 300m) to leave a meaningful Green Gap of between 700m 
and 1km. This is sufficient for the settlements to retain their 
separate identities and for the intervening landscape to continue 
to function as, and have the appearance of, agricultural land.   
 

Green Belt  The retained Green Belt would continue to fulfil the Green Belt 
purposes. 
 

Other Issues  None  
 

  
Overall Conclusions 

on suitability 

Considered suitable for an enlargement to the allocated site with 
few sensitivities.  The gap between Symondshyde and Hatfield in 
this area should ideally be no less than 700m.  Would provide for 
the creation of a compact settlement form.   
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Table 6 – Area E 

Area E South east of the proposed allocation.  South of the 

bridleway (Great Braitch Lane North) and east of 

Symondshyde Lane.    

 

Landscape Character Within LCA 31 De Havilland Plain identified as having reduced 
landscape sensitivity. 
 

Mineral Extraction There has been historic mineral extraction in some of this area. 
 

Ancient Woodland Ancient woodland on the western side of Symondshyde Lane.  
Offset would be required.  Although Symondshyde Lane would 
occupy some of that offset there would be a reduction in the 
number of dwellings that could be accommodated. 
 

Visual Amenity Views from Symondshyde Lane and from Great Braitch Lane 
North but Symondshyde Wood and Furze Field wood would 
contain wider views form the west and south west.  Much of the 
area has a contained quality. 
 

Proximity to Hatfield Would be closer to Hatfield than most of the proposed allocation. 
 

Green Gap  Extending in this direction would reduce the gap between 
Hatfield and Symondshyde which was previously widest in this 
area.  However, there is sufficient separation for the maximum 
extension required in this direction (up to 500m) to leave a 
meaningful Green Gap of between 700m and 750m. This is 
sufficient for the settlements to retain their separate identities 
and for the intervening landscape to continue to function as, and 
have the appearance of, agricultural land.  
 

Green Belt  The retained Green Belt would continue to fulfil the Green Belt 
purposes. 
 

Other Issues  Maintaining as much of the character of Symondshyde Lane as 
possible would be important. 
A residential property within a paddock, accessed from 
Symondshyde Lane would be subsumed by the development. 
Extending the allocation is this area would better integrate the 
proposed primary school which is currently proposed to be 
located on the edge of the allocated site.   
 

  
Overall Conclusions 

on suitability 

Considered suitable for an enlargement to the allocated site.  
Although there are sensitivities these are capable of mitigation.  
The area has a contained quality which would help to absorb the 
development.  The gap between Symondshyde and Hatfield in 
this area should ideally be no less than 700m. Would achieve the 
critical mass to secure sustainable development and a compact 
settlement form.   
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Summary  

 
4.17 The preceding analysis demonstrates that an extension of the new village 

which focuses upon Areas D and E is the most desirable because it would: 
 

• Allow for the construction of approximately 400 additional dwellings. 
• Maintain meaningful separation in the form of a Green Gap between the 

new village and proposed new urban edge of Hatfield such that the 
settlements would retain their identifies whilst being closer than currently 
proposed (700 metres). 

• Take advantage of the sense of enclosure provided by Furze Field Wood. 
• Create an enlarged but compact new settlement with the primary school 

and other community facilities within its centre. 
 

4.18 By providing a separation distance of some 700 metres between the new 
north-western edge of Hatfield and the proposed new village both areas would 
be able to maintain a separate identity.  This would be reinforced further by 
the retention of agricultural land between the proposed areas of development.  
This agricultural land would connect with the existing farmland to the north 
and south and provide a clear sense of separation, reinforcing the gap 
between both developments and minimising the sense of the urban area 
extending outwards into the countryside.  
 

4.19 The enlarged village would be capable of landscape mitigation as required by 
the Inspector and the opportunities identified for the current allocation in “A 
Landscape Vision for Stanborough and Symondshyde” prepared by Michelle 
Bolger Expert Landscape Consultancy in 2017, and submitted to the 
Examination as document EX52, would be taken forward.  Whilst the details 
would need to be revised to accommodate the enlarged site, the principles 
that underlie it would not change.  The significant opportunities to enhance the 
landscape, improve access to the Green Belt and deliver the strategic 
objectives of the Local Plan in the form of a Green Corridor would remain.   

 
4.20 The expansion of the new village into Areas D and E has been incorporated 

onto an amendment to Strategic Diagram for the New Village at Figure 16 of 
the submission draft Local Plan to demonstrate how a successful extension 
could be achieved which brings development closer to the proposed western 
edge of Hatfield whilst maintaining a meaningful gap to achieve other strategic 
objectives in the Local Plan.  See Figure 5.   
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Opportunity for Urban Extension between St Albans Road and Green Lanes 
 
4.21 The Inspector has also requested that consideration is given to the possible 

expansion of Hatfield on some of the land to the west of Green Lanes and to 
the north of St Albans Road at Ellenbrook and invites the Council to justify 
why such development within this ‘arc’ would not be possible before 2036.  
This area encompasses Site Hat2 which the Borough Council in its Matter 3 
Hearing Statement, and specifically in response to Questions 13 and 14, 
highlighted would be less desirable in sustainability terms and had previously 
been discounted on deliverability grounds. 
 

4.22 The assessment of the Hat2 site is set out in full in the Housing Sites 
Selection Paper 2016 (HOU/20) which appears in the Examination Library.  In 
summary, the development would result in the partial loss of the informal 
Ellenbrook County Park which is covenanted by a legal agreement and 
prejudice future mineral extraction.  As a result, the land is not considered to 
be available or deliverable within the Local Plan period.  No other sites were 
identified in the Housing and Economic Land Availability Assessment 2016 
(HOU/19) within the ‘arc’ identified by the Inspector.     
 

4.23 Gascoyne Cecil Estates own land on both sides of Coopers Green Lane but 
consider that Cooper’s Green Lane would represent a logical and defensible 
new Green Belt boundary to North West Hatfield.  The Estate do not consider 
that a further urban expansion to Hatfield would be appropriate as it would 
impact upon its wider land holdings.  The land to the west of Green Lanes and 
immediately north of Coopers Green Lane, which is also within the ‘arc’, is not 
therefore available for development.   
 

4.24 Based upon the evidence available it is apparent that opportunities for further 
westerly urban extensions to Hatfield in addition to the proposed North West 
Hatfield allocation are highly unlikely before 2036.   
 

4.25 Therefore, in seeking to meet the FOAHN the expansion of the Symondshyde 
New Village allocation to the south east to allow for around 1,500 homes and 
a range of community facilities is highly plausible.  This would maintain a 
meaningful Green Gap and separation from Hatfield, enabling the intervening 
land to be retained as Green Belt.  
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Figure 5 – Proposed Amendments to Local Plan Figure 16 
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5 Other Considerations 
 
5.1 In addition to assessing the impact of an expanded new village upon the 

Green Belt and the character of the landscape, consideration has also been 
given to the following matters.  As indicated below, no new or additional 
issues emerge that have not already been addressed through the Local Plan 
Examination process that would undermine the delivery of an enlarged site 
allocation at Symondshyde.      

 
Built Heritage  

 
5.2 A thorough Heritage Impact Assessment has been undertaken to consider the 

likely consequences of the proposed village which appears in the Examination 
Library (EX48). The Heritage Impact Assessment found that the site for the 
proposed village does not make any contribution to an appreciation of the 
special interest of the Brocket Hall estate or the appreciation of other heritage 
assets of special interest in Lemsford.  An enlarged allocation would result in 
extensive, even transformative change to the setting of the grade II listed 
Symondshyde Farmhouse however this would not be a harmful change, either 
to the historic landscape character of the land or to the appreciation of the 
special interest of the listed building.  An enlargement of the village in the 
direction proposed would also have less impact upon the Brockett Hall estate 
than an extension to the north and north east.    

 
Archaeology  

 
5.3 There will be unknown archaeological remains within the development area 

which are likely to be linked to those recorded to the east within the former 
mineral extraction area.  The archaeological remains are not predicted to be of 
such significance that they should be preserved in situ.  A programme of 
archaeological recording / mitigation will however need to be agreed with 
Hertfordshire County Council’s before development proceeds on an enlarged 
site allocation.  

 
Ecology  

 
5.4 A Preliminary Ecological Appraisal was undertaken for Symondshyde Farm in 

2016 to determine the possible presence of bats, barn owls and nesting birds. 
Bats and nesting birds were found to be present but there was no evidence of 
barn owls.  The arable fields surrounding the farm have low ecological value, 
but the existing hedgerows and trees have an intrinsic value.  Updated 
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surveys to determine the presence of nesting birds and other species will be 
required to cover the enlarged site allocation at the planning application stage.   

 
Landscape and Countryside Access 

 
5.5  As indicated in Section 4, the enlarged village would be landscaped to provide 

mitigation and the opportunities identified for the current allocation in 
examination document EX52, would be taken forward.  Whilst the details 
would need to be revised to accommodate the enlarged site, the principles 
that underlie it would not change.  In addition to the significant opportunities 
available to enhance the landscape, the development of an enlarged new 
village could include: 

 
• An enhanced and permeable north western edge for Hatfield with links into 

the Green Belt as advocated by the NPPF,  
• Improved access to the countryside for residents of Hatfield – walkers, 

cyclists, and equestrians, 
• New recreational opportunities for residents of Hatfield and the new village 

at Symondshyde, and 
• The creation of a key link in the proposed Hertfordshire Strategic Green 

Corridor. 
 

Transport  
 
5.6 The enlarged new village would be served by two main access routes.  These 

are via Great Braitch Lane and a new route off Green Lanes/Coopers Green 
lane.  A package of measures has been identified for Symondshyde (and 
North West Hatfield) as set out in the Memorandum of Understanding that 
exists between Gascoyne Cecil Estates and Hertfordshire County Council 
Highways dated March 2020 (EX184).  This includes key improvement 
schemes to mitigate the impacts of the proposed development on the road 
network in addition to measures to promote active travel (walking and cycling) 
within and between the proposed allocations and other key destinations, as 
well as improved public transport provision.  This is fully set out in an 
associated Technical Note which sets out the Public Transport Strategy.  
 
Infrastructure  

 
5.7 Surface Water Drainage: The site is not within an area of flood risk and, 

being a completely new settlement, it has potential to incorporate Sustainable 
Drainage Systems (SuDS) to control the quality and quantity of surface water 
run-off as an integral part of its overall design.  An enlargement of the village 
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would not therefore give rise to any new or additional issues that cannot be 
addressed.   

 
5.8 Foul Drainage: There are no undue constraints relating to foul water drainage 

and consultations have taken place with the relevant utility provider about the 
expansion of the existing treatment works.  An enlargement of the village 
would not therefore give rise to any new or additional issues that cannot be 
addressed.   

 
5.9 Utilities: Significant off-site reinforcement will be required to provide 

electricity, potable water, and telecommunications infrastructure to supply the 
proposed development. Confirmed points of connection have been identified 
to the east and northeast of the proposed village and provision of utility 
connections are not considered to be a barrier to the effective delivery of an 
enlarged new village.   

 
Mineral Reserves  

 
5.10 The boundary of the proposed village partially overlaps the northern edge of 

an area that has planning permission for the extraction of sand and gravel. 
Mineral extraction has been completed and the land is currently being 
restored in accordance with a permission granted in 2005.  The enlarged 
village area would extend partially into this previously worked area and would 
not sterilise further viable sand and gravel reserves.  
 
Ground Stability  

 
5.11 It is recognised that the geology beneath the site has the potential to give rise 

to chalk dissolution hazards, and that such hazards can provide stability risks 
to development.  The risk from dissolution hazards is however low and it is 
possible via the use of well-established engineering practices to resolve them 
thereby facilitating a safe and stable development.  The act of doing so would 
not fundamentally jeopardise the viability of a development, particularly where 
such risks are reasonably foreseeable or anticipated well in advance of 
development taking place.   

 
5.12 This matter was fully discussed during Stage 7 of the Local Plan Examination 

and the enlargement of the village does not give rise to any new or additional 
issues that cannot be addressed at the planning application stage.   
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6 Conclusions  
 
6.1 This Technical Paper has demonstrated the clear planning benefits in 

sustainability terms of expanding the new village at Symondshyde to 
accommodate around 1,500 dwellings.  At this scale of development, the 
required critical mass would be achieved to ensure the viability of the 
proposed facilities is supported and maintained by an estimated population of 
around 4,500 people. 
 

6.2 By bringing development closer to the proposed new western edge of Hatfield 
the overall sustainability of the New Village will be enhanced encouraging 
active travel by walking and cycling to access new facilities such as the 
proposed secondary school to be delivered as part of the North West Hatfield 
proposals. 
 

6.3 The New Village of this size would be commensurate in scale to the size of 
settlement outlined in the Government’s Garden Communities Prospectus14 
and enable services and facilities to be provided to meet the day-to-day needs 
of future residents and has been locally led.   
 

6.4 The New Village would be designed to a high standard reflecting local 
architectural traditions around the listed Symondshyde Farmhouse which 
would form the nucleus to the new village and provide the opportunity for 
conversion to a public house and restaurant serving the new community. 
 

6.5 The Village would incorporate small-scale employment premises in addition to 
a shop, community facilities, a primary school, formal and informal open 
space.  A mixture of housing types and tenures would be provided as well as 
accommodation to meet the needs of older people.   
 

6.6 The New Village would be well connected by public transport services and 
opportunities would be taken to embrace new transport technologies, including 
autonomous vehicles, as set out in the associated Technical Note which sets 
out a Public Transport Strategy. 
 

6.7 Gascoyne Cecil Estates would continue to play an active role in the 
management and on-going stewardship of the new village to ensure that the 
necessary infrastructure is in place to support the community.  The creation 
and maintenance of a socially inclusive new community will be central to the 
delivery of Symondshyde as will many of the sustainability credentials already 

 
14 Garden Communities Prospectus, Ministry of Housing, Communities and Local Government, August 

2018  
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set out in the Estate’s Technical Paper, ‘Delivering a Sustainable New 
Community’ which appears in the Examination Library as Document EX92A.  
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Assessment against the Transport for New Homes checklist 
 
1. To assess Symondshyde’s sustainability from a transport perspective, an 

assessment has been conducted against the ‘Transport for New Homes’ 
checklist for new housing developments.  Transport for New Homes state 
that:  

 
‘This Checklist sets out the things that make new housing areas good to 
live in without dependence on cars. It has been compiled in the context of 
the need for radical change in the way new homes are provided. The 
Transport for New Homes aim is to promote new housing that is well 
located, well designed, and with good sustainable transport links, as set 
out in the Transport for New Homes Charter’ 

 
2. The checklist identifies ten dimensions for the assessment of new housing 

developments.  These are: 
 

• Location and Context: The location avoids car dependency 
• Location and Context: Walking, cycling and public transport to the wider 

area and key destinations are well planned.  
• Design and Layout: A healthy and attractive place to be.   
• Design and Layout: Density of homes 
• Design and Layout: Mix of uses 
• Design and Layout: Local facilities and employment 
• Transport Provision: Pavements and paths 
• Transport Provision: Cycle routes and cycle storage 
• Transport Provision: Public transport services at the development 
• Parking: Ground level parking provision does not dominate the street 

scene? 
 
3. This assessment takes every point raised in the checklist and provides the 

evidence available which relates to it.  It is laid out in the order found in the 
checklist, which can be found at: 
https://www.transportfornewhomes.org.uk/wp-
content/uploads/2019/10/checklist.pdf 

 
4. For the purposes of the assessment the RAG principles have been applied.  

Where the proposals have been judged to meet the criteria laid out, the point 
is highlighted in Green.  Where it is intended to deliver against a certain point, 
but detailed work has yet to be undertaken, the response is highlighted as an 
Amber.  There are no Red highlighted points.  
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Location and Context: The location avoids car dependency 
 

Objective 

met? 

Within or well 
connected (by 
walking, cycling, 
and public transport 
services) to an 
existing settlement 
that has a clear 
central destination? 
 

Symondshyde will be within 800 metres of Coopers Green, 

and the proposed development at NW Hatfield.  The NW 

Hatfield development will be under construction by the time 

the first house is built at Symondshyde. A dedicated cycle, 

foot and sustainable transport route will be built to connect 

Symondshyde directly with Coopers Green, ensuring quick 

travel and an appealing route for bus operators. Demand 

responsive transport provides opportunities for a more flexible 

service in addition to conventional buses.  

 

Furthermore, the Hatfield town centre and the Galleria 

shopping centre are nearby, similar in distance to parts of 

South Hatfield. Hatfield town centre is a fifteen-minute bicycle 

ride, while Welwyn Garden City centre is a twenty-minute 

bicycle ride. To provide some context, Transport for New 

Homes shortlisted Kilnwood, near Crawley, for an award in 

2019. Kilnwood residents will experience similar journey times 

of 20 minutes by bicycle to Crawley town centre.  

 

 

 

Not promoted on the 
benefits of major 
road (car) access? 
 

Symondshyde has never been promoted as a road-related 

development, but instead takes a realistic approach to 

improving capacity based on extensive modelling. A new 

roundabout is required on Coopers Green Lane to safely 

accommodate traffic going to and from the new village. 

However, no major road infrastructure will need to be built to 

serve the village or Coopers Green.  

 

 

 

There is no major 
road building 
triggered by the 
scheme, or being 
justified by the 
scheme 

As above.  

 

Car use to residents’ 
main destinations is 
discouraged (e.g. by 
town centre parking 
charges, bus priority 
routes)? 

A bus priority route will be created through the centre of the 

village, joining up to Coopers Green (see street hierarchy in 

the Estate’s Pattern Book). Like a ‘Red route’ in London, cars 

will be unable to park in places which impede the progress of 

a bus. 

 

 

 

Development 
supported by clear 
commitments to 
walking, cycling and 
public transport in 
plans and policies, 
including mode-
share targets (e.g. in 
Travel Plan)? 
 

The creation of a sustainable transport corridor will be 

complemented by the walkable nature of the community, with 

all homes within 5 minutes’ walk of local services and bus 

stops. Consideration is being given to mode share targets at 

present despite the construction of the first home being six 

years’ away.  Such targets are likely to change over that time.  

 

There are also numerous models for encouraging sustainable 

transport which will be implemented. Incentivising the use of 

services through discounts and concessions to residents is 

commonplace among new developments. This will be 

complemented by the annual service charge for all residents, 

a proportion of which will be ringfenced for sustainable 

transport. This will enable Symondshyde to support transport 

schemes from the outset.  
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Location and Context: Walking, cycling and public transport to the wider 
area and key destinations are well planned.  

Objective 

met? 

Logical, direct 
walking routes 
exist or will be 
provided to 
connect the 
development? 
 

A sustainable transport corridor will directly connect 

Symondshyde to the sister development at Coopers Green. 

This will enable quick, easy, and safe access to the services at 

both sites, including primary and secondary schools, 

employment, medical facilities, and green space. 

Symondshyde itself is designed to be walkable, with 

pedestrian and cycle paths throughout the site, and a clear 

street hierarchy to ensure safety for vulnerable road users.  

 

 

Logical, direct 
cycle routes exist 
or will be provided 
to connect to the 
development? 
 

As above.   

The development is 
connected to key 
destinations by 
excellent public 
transport (as set 
out in item 9) or 
there are confirmed 
plans for this?  
 

A public transport strategy has been developed by WSP to 

show how the development at NW Hatfield and Symondshyde 

will connect with the wider network.  Initial engagement with 

bus operators and the public transport authority has been 

undertaken to establish service viability.  The Estate is also 

working with ComoUK, the UK’s leading shared mobility 

advocacy organisation, to set out plans for car clubs, micro-

mobility, and other alternative modes to drive modal shift. 

Models such as that used at New Lubbesthorpe with demand 

responsive services are also of great interest.  

 

 

The development 
has clear potential 
to improve public 
transport, 
benefiting residents 
of existing 
settlements as well 
as those living in 
the new homes 
themselves? 
 

The critical mass afforded by approximately 7,000 new 

residents across the two developments increases viability for 

public transport providers to a significant extent. It is 

conceivable that bus services to the villages of Lemsford and 

Wheathampstead will be improved as part of the routes 

serving Coopers Green and Symondshyde. 

 

The sites also provide a significant opportunity to bring in 

micro-mobility and shared mobility, with car clubs, bike share 

and e-scooters all being appropriate in this context. Coupled 

with the Estate’s membership of the Herts Living Lab and the 

proximity of the sites to the business park, there are numerous 

exciting opportunities to expand transport provision.  

 

 

 

Design and Layout: A healthy and attractive place to be.   Objective 

met? 

A welcoming 
environment, for 
example not 
dominated by 
parking?  
 

Parking will be a mix of on street, off street and parking courts, 

depending on the location of a given space within the village. 

Key thoroughfares and communal areas will be kept free of 

cars to ensure free movement of buses and an appealing 

environment for residents.  

 

Greenery part of 
the design, not just 
leftover spaces? 
 
 

A network of formal and informal green spaces are critical to 

the character of Symondshyde and form focal points in the 

development. A village green in the centre of the village will 

form an attractive main amenity space, while existing treelines 

and hedgerows will be enhanced to create ‘green fingers’ in the 
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Garden City tradition. Allotments will punctuate the village at 

several sites. Furthermore, every home in the village will be no 

more than a five-minute walk from the open Hertfordshire 

countryside.  

 

Space to sit, and 
for children to 
play? 
 

The managed open spaces will be attractive places to dwell 

and for children to play safely. The long-term management of 

the open spaces will be secured by the management company, 

in which Estate will retain a controlling stake.  

 

 

 

Design and Layout: Density of homes 
 

Objective 

met? 
At least 35-50 
dwellings per 
hectare, gross.  

Overall density will be approximately 38-40 dwellings per 

hectare. As per the Village Analysis, the density will be highest 

in the centre of the village and bleed out naturally into the 

countryside, creating a soft edge. Additional detail can be 

found in the Transects section of the Estate’s Pattern Book. 

This density – plus the additional homes at Coopers Green – 

will be ample to support sustainable transport modes.  

 

A new village of some 1,500 homes will provide additional 

confidence in the viability of services.  A shop, primary school, 

village hall, small scale employment space and community 

facilities will all be provided. The Estate has experience in 

operating facilities of this type in Hatfield and Cranborne and 

will ensure their longevity through the management company.  

 

 

 

Design and Layout: Mix of uses Objective 

met? 

A mix of uses adds 
vitality to streets, 
spaces and places?  
 

The village will be mixed use, with space for residential, 

commercial, and retail uses.  There will be provision for most 

daily needs within the site. Any additional needs will be met by 

a short journey to Coopers Green or Hatfield.  

 

 

A mix of housing 
types is provided 
(to suit different 
needs)? 
 

Homes will range from one-bedroom flats to five-bedroom 

townhouses, replicating the natural growth and mix of villages 

found in the village analysis. The house types will be blended 

throughout the development, encouraging interaction between 

those at different stages of their lives. House types can be 

found in the Estate’s Pattern Book.  

 

 

Includes affordable 
housing? 
 

Symondshyde will contain 30% affordable housing. They will 

be ‘tenure-blind’ and mixed in thoroughly with the open market 

housing, so as to encourage community cohesion. 
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Design and Layout: Local facilities and employment Objective 

met? 

Facilities available 
(or committed) 
within 10 minutes 
without a car? 
(including nursery, 
primary school, 
convenience store, 
cafe, small 
business service 
hub, community 
centre, GP practice, 
sport/leisure 
facilities, 
playground)  
 

The Estate is committed to delivering a primary school, village 

store, community centre and employment space within the 

village itself.  A GP practice will be available within Coopers 

Green, less than five minutes away by bicycle and 15 minutes 

on foot. Sport and leisure facilities will be part of the primary 

school site, and a playground will also be provided in the open 

space in the village.  

 

 

Major employment 
reachable within 30 
minutes without a 
car? 
 

The single biggest employment site in the borough is eight 

minutes away by bicycle. It accounts for nearly 30% of the 

Borough’s employment. Other employment centres in Hatfield 

and Welwyn Garden City are no more than 20 minutes by 

bicycle, with St Albans 30 minutes away. Bus services and on 

demand transport will naturally reduce this time.  The Public 

Transport Strategy produced by WSP proposes a new circular 

bus route for Hatfield and Welwyn Garden City, which would 

viably connect all local centres and amenities.  

 

 

All new homes 
have access to 
superfast 
broadband? 
 

Whilst the Estate has yet to undertake detailed planning, 

services such as broadband will be provided to meet policy 

requirements (and will an expectation of new residents) by 

2026.  

 

 

 

Transport Provision: Pavements and paths 
 

Objective 

met? 

Join up with 
existing streets, 
paths and adjacent 
areas with no major 
barriers?  

The Estate owns the land for both sites, and the gap between 

the two.  These sites will therefore not suffer the problem of 

ransom strips reducing connectivity, as noted in Transport for 

New Homes reports.  

 

 

Attractive and 
direct routes to 
local facilities/town 
centre?  
 

Segregated walking and cycling routes will be provided 

throughout each site and between them, as detailed above.  

 

 

Safe to use 
(overlooked and/or 
well used)? –  
 

There will be positive natural surveillance with the development 

Rather than being a dormitory suburb where there is no reason 

to stay during the day, Symondshyde will be active and vibrant. 

The sustainable transport corridor will be well lit and 

maintained to ensure safe use.   

 

 

Low traffic speeds / 
separated from 
heavy traffic? 

The street hierarchy – found in the Estate’s Pattern Book – 

routes heavier traffic away from small residential streets.  

Careful design and layout will ensure low traffic speeds 

throughout the development.  
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Pavements 
uninterrupted 
across side streets, 
driveways? 

Pavements will offer continuous and safe movement for 

pedestrians throughout the site, with some parts completely 

pedestrianised. 

 

Layout avoids 
having to walk in 
the road?  
 

As above.   

Layout makes it 
easy to find your 
way around? 

Community buildings will be used as focal points throughout 

the development, providing lines of sight and enabling 

orientation.  

 

 

 

Transport Provision: Cycle routes and cycle storage Objective 

met? 

Safe and attractive 
cycle paths and/or 
low traffic streets?  
 

The Estate is providing both cycle paths and low traffic streets. 

The street hierarchy – found in the Pattern Book – provide 

logical routes for pedestrians and cyclists, while encouraging 

cars to use the main thoroughfares. A segregated cycle path 

and walkway will be found on both entrance roads to the 

development (one of which is a bus only route).  

 

 

Direct, easy to 
follow, routes? 
 

Yes. 

 

 

Cycle (and 
pedestrian) routes 
shorter than routes 
for cars? 
 

The bicycle routes will go directly to Coopers Green, from 

where they will be able to access the wider Hatfield and 

Welwyn Garden City area  

 

All dwellings have 
secure cycle 
parking? 
 

Many will have garages, gardens, and courtyards. Flats and 

mews houses will have secure bicycle storage.  

 

Cycle racks on-
street for visitors to 
the area? 
 

The public areas of the village will have cycle racks.  

 

 

Layout avoids 
having to walk in 
the road?  
 

As above.   

Layout makes it 
easy to find your 
way around? 

Community buildings will be used as focal points throughout 

the development, providing lines of sight and enabling 

orientation.  
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Transport Provision: Public transport services at the development 
 

Objective 

met? 

All services operate 
7 days a week and 
evenings?  
 

The Public Transport Strategy produced by WSP demonstrates 

that a relatively small subsidy can establish a profitable new 

circular bus route for Hatfield and Welwyn Garden City, 

operating at 15 to 20-minute intervals.  A management 

company will be established and draw subscriptions from 

residents, a portion of which can be used to further fund 

services until it reaches a profitable base.  It is anticipated that 

a conservative estimate of 968,535 journeys per year will be 

produced by the two sites, not including additional patronage 

from along the route. This is an eminently attractive prospect 

for bus operators and should therefore enable operation 7 days 

per week and into the evenings.  

 

 

At least one 
frequent public 
transport service? 
(12-minute intervals 
or better) 
 

It is unlikely that a bus operator will want to run at 12-minute 

intervals on this route, as the number of vehicles required 

would become too expensive.  However, 15 to 20-minute 

intervals with live bus stop information will represent a 

significant improvement on current services. Furthermore, the 

601/610 route is long, and inevitably experiences delays as a 

result.  A circular route will provide far more reliable and 

frequent services to Symondshyde, Coopers Green, Lemsford 

Village, Hatfield, and Welwyn Garden City.  

 

Additionally, the provision of mobility-as-a-service, on demand 

transport and micro-mobility services will provide turn up and 

go travel.  

 

 

From Day 1 of 
occupation?  
 

A service will be present from day 1 of occupation and this has 

been factored into the Estate’s calculations. This, coupled with 

other provisions such as car clubs, demand responsive 

transport and micro mobility will ensure that there are genuine 

alternatives to car use.  

 

 

Provision is certain, 
including in the 
long term?  
 

Extensive work has been undertaken to understand the role of 

management companies in new developments, and the Estate 

views them as an opportunity to ensure maximum take up of 

the new services. By apportioning a percentage of the 

management company’s funds to sustainable transport, it will 

be possible to support the services on offer – bus, car club, 

demand responsive and micro mobility – indefinitely, if they are 

not profitable in and of themselves.  

 

 

All areas of 
development within 
easy walking 
distance of 
stops/stations? 
(Maximum 300m for 
bus; 800m for rail)  
 

All properties would be within a five-minute walk (330m) of a 

bus stop.  

 

 

Street layout 
provides 
unhindered 
movement of 
buses?  

A bus priority corridor will take buses from Coopers Green 

Lane into Symondshyde. Once it is there, it will follow the main 

thoroughfare which will be unimpeded by parked cars.  

Similarly, in Coopers Green, the main thoroughfare which 
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 loops through the site will be controlled to ensure parking does 

not impact bus travel.  

 

Stops prominently 
and conveniently 
located? 
 

Stops will be laid out at logical destinations and spread 

throughout the sites to enable easy access by foot. This will 

ensure convenient bus access to schools, shops, maintained 

green spaces and employment areas.  

 

 

Priority over other 
traffic provided 
(including off-site)? 
 

A bus priority corridor is to be constructed between Coopers 

Green Lane and Symondshyde. As the bus enters Hatfield and 

Welwyn Garden City it will be subject to the same priorities as 

other buses.  

 

 

Direct services 
available to key 
destinations from 
the development? 
 

The proposed bus route would allow passengers to access the 

following amenities: 

 

• Hatfield Business Park (main employment area for Welwyn 

Hatfield) 

• University of Hertfordshire DeHavilland Campus (major 

employer and centre of activity) 

• The Galleria (Retail, food, employment) 

• Hatfield Town Centre (Retail, food, employment) 

• Hatfield railway station (onward travel)  

• Gosling Sports Park (Leisure facilities and new homes) 

• Stanborough Lakes (Leisure facilities) 

• Welwyn Garden City town centre (Retail, food, 

employment) 

• Welwyn Garden City railway station (onward travel) 

 

This proposed route is one which has been raised and 

supported by the Hatfield Renewal Partnership.  The Estate 

considers the delivery of these sites as an opportunity to 

implement the routes profitably.  

 

 

Services well-
advertised and/or 
branded, with easy 
ticketing? 
 

Services will be advertised by the management company, with 

promotions and discounts available.  The Estate has modelled 

the provision of a free bus pass to residents for a year to 

encourage bus use.  The Estate is aiming for a unified service 

between all modes and would be seeking to achieve consistent 

branding across them. It is expected that by the time the first 

residents move in ticketing will be predominantly mobile and 

flexible.  

 

 

Services affordable 
and with 
discounts? (e.g. for 
youth, unwaged 

The Estate has modelled service provision based upon £1 for a 

single ticket and £2 for a return, with concessions the elderly 

and children.  
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Parking: Ground level parking provision does not dominate the street 
scene? 

Objective 

met? 

Most parking 
spaces communal 
(available to all 
residents and 
visitors)? 
 

Yes. Parking permits will be tiered – that is, they will increase 

in price as residents purchase more. This will suppress 

demand for parking spaces and ensure visitors and residents 

share the same space effectively. Properties without driveways 

will not ‘own’ a space 

 

Parking only in 
defined spaces or 
purpose-built bays 
on-street? 
 

Yes – and enforced privately by management company.   

Car parking 
organised to avoid 
negative impact on 
walking, cycling 
and bus operation? 
(e.g. avoiding 
frequent driveway 
crossovers and 
segregated parking 
courts with no 
other uses)  
 

The impact of car parking will be minimised at every available 

opportunity. Spaces which can be used for multiple purposes 

will be designed with a less car-dependent future in mind, so 

they have the flexibility to be converted later.   

 

 

No parking taking 
place/allowed on 
pavements? 
 

Correct. This will be enforced and monitored privately on 

unadopted roads.  

 

 

Provision for 
shared “Car Club” 
vehicles?  
 

The Estate is working with ComoUK to scope different services 

and will implement one, with automatic membership as part of 

the management fee. Opt-out services such as this experience 

a far higher uptake than opt-in services and will incentivise 

households to reduce car ownership.  

 

 

Electric vehicle 
charging points 
provided? 
 

Across Symondshyde and Coopers Green, electric charging 

infrastructure and the ability to expand it will be present.  

 

 

  

EX202D



Symondshyde New Village   
Gascoyne Cecil Estates 

 

 

 
jb planning associates Technical Paper  

Summary  
 
It is clear from this assessment that considerable effort has been expended to 
ensure Symondshyde and the North West Hatfield developments meet the best 
practice standards formalised by Transport for New Homes.  The fact that most of 
the elements identified by the checklist are either stratified or are capable of 
resolution demonstrates that Symondshyde will a sustainable settlement from the 
moment its first resident arrives.  
 
The creation of a management company which provides a proportion of its income to 
sustainable transport will be the key factor in ensuring this.  By doing so, 
Symondshyde will be able to support the provision of conventional buses as well as 
more modern, innovative solutions.  Its symbiotic relationship with the development 
at North West Hatfield will further underpin the viability of these services.  
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EDDINGTON, CAMBRIDGE  
University of Cambridge  

 

Key Facts   

• 1,500 homes for University and 
College staff 

• 1,500 private houses for sale 
• Accommodation for 2,000 

postgraduates 
• 100,000 sq/m of academic / research 

and development space  
• Primary School  
• Community Centre  
• Health Centre  
• Food store and local shops 
• A hotel 
• A care village 
• Bus services operating at 15-minute 

intervals on weekdays, 20 to 30- 
minute intervals at weekends 

• eCar Club, cycle ways and footpaths 
• Sports facilities and playing fields 
• Public open spaces 
 
Under Construction    
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POUNDBURY, DORSET  
Duchy of Cornwall  

 

Key Facts   

• 2,700 homes  
• Employment Space  
• Two Primary Schools 
• A Secondary School   
• Community Centre  
• Health Centre  
• Food store and local shops 
• Public House  
• Older persons accommodation  
• Sustainable transport provision 

including cycle ways and footpaths 
• Sports facilities and playing fields 
• Public open spaces 
• Allotments  
 

Under Construction  
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TORNAGRAIN, INVERNESS  
Duke of Fife  

 

Key Facts   

• 5,000 homes  
• Employment space 
• Three primary schools 
• A secondary school  
• Town Hall  
• Health Centre  
• Food store and shops  
• Hotel  
• Sustainable transport provision 

including cycle ways and footpaths 
• Sports facilities and playing fields 
• Public open spaces 
• Allotments  
 

Under Construction  
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TRESHAM, NORTHANTS  
(previously known as Deenethorpe Airfield 

Garden Village) 

 
Land Acquisition and Promotion LLP 
and the Deene Estate  
 
Key Facts 
 
• In Government’s Garden Towns and 

Villages Programme 2020   
• Former airfield ringed by forest  
• 1,500 homes proposed  
• Employment space including 

Construction Skills Centre  
• Hotel with stables and livery 
• Nursery and Primary School  
• Potential for a Secondary School 
• Shops and services  
• Multi-functional village hall  
• Health and Community Facilities 
• Community Orchard and Allotments  
• Green and Blue Infrastructure 
• Road network will enable village to be 

served by public transport 
• Electric shuttle bus service and car 

club scheme proposed  
• Network of dedicated pedestrian and 

cycle paths  
• Bespoke energy strategy 
• Draft Masterplan and Delivery 

Strategy (MDS) agreed October 2018  
• Updated MDS agreed July 2019 
 
Planning application anticipated in 
Summer 2020 
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DUNSFOLD PARK GARDEN 
COMMUNITY, SURREY 
 
Dunsford Airport Ltd and Trinity 
College, Cambridge 
 
 
Key Facts 
 
• In Government’s Garden Towns and 

Villages Programme 2020   
• Former Aerodrome 
• 1,800 new homes 
• Employment space (B1 and B2 Uses)  
• Accommodation for older people  
• Local centre with retail and other 

services  
• Health Centre 
• Community Centre  
• Primary School 
• Public transport links 
• Dedicated footpaths and cycleways  
• Energy plant 
• Country Park 
• Formal and informal open space  
• Recreation facilities 
• Masterplan approved  
 
Outline planning permission granted 
2018 
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1 

1 Introduction  

 

The Development  

1.1 In October 2016 Michelle Bolger Expert Landscape Consultancy (MBELC) prepared a 

Landscape and Visual Appraisal (LVA) on behalf of Gascoyne Cecil Estates (GCE) to 

accompany a site allocation for a Strategic Development Site (SDS), SDS6, at Symondshyde 

as part of the Welwyn Hatfield Local Plan Process.  Following the Local Plan Hearing on 11th 

March 2020 it was suggested that a larger site at Symondshyde would be more sustainable 

and MBELC were asked to consider the landscape and visual issues that would arise from 

enlargement. 

1.2 The conclusions of that study are presented in the Symondshyde New Village, Options for 

Achieving Critical Mass and Sustainability Planning and Landscape Consideration prepared 

by JB Planning which also includes Opportunities and Constraints Drawings showing the 

revised proposed allocation.  This addendum to the LVA has been undertaken to check 

whether the enlarged site would result in any significant changes to the potential 

landscape and visual effects of the development.  It should be read alongside the original 

LVA.  Where sections are not repeated it is because the conclusion of the original 

assessment have not changed. 

1.3 The proposal is for a new village, with approximately 1,500 dwellings and community 

facilities, including a new primary school, a village centre, and extensive areas of formal 

and informal open space for leisure and recreation.  It is located approximately 1.5km from 

the existing edge of Hatfield, but approximately 700m from the new edge of Hatfield to be 

established by development on SDS5 Stanboroughbury (See Figure 1). 

Development of the Indicative Masterplan  

1.4 During the preparation of the LVA there was landscape input to the development of the 

Indicative Masterplan (Murray Brooks Drawing 1053/100 C).  No new Masterplan has been 

prepared with respect to the enlarged allocation.  It has been assumed that the principles 

which underly the Indicative Masterplan would apply to the enlarged allocation. 
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2 

 

2 Executive Summary   

 

2.1 The addendum to the 2016 LVA has considered how the proposed enlargement of the 

Symondshyde Strategic Development Site would affect the potential landscape and visual 

impacts.  No new Masterplan has been prepared but it has been assumed that the 

principles already established would apply to the enlarged allocation. 

2.2 There have been no significant changes to the landscape baseline since October 2016.  The 

allocation is split between two very different landscape character areas LCA 31 De 

Havilland Plain and LCA 32 Symondshyde Ridge. LCA 32 has greater sensitivity than LCA 31 

which has been subject to extensive mineral extraction.  The whole of the additional area 

is located in LCA 31. 

2.3 The enlarged site would not increase the overall sensitivity of the site or the LCAs to the 

development because the additional area is located with the area of lower sensitivity. It 

would not affect the ability to maintain the key landscape features of value within the site 

although there is potential for an increased adverse effect on Symondshyde Lane.  

Mitigating the effect on Symondshyde Lane as far as possible should be one of the key 

objectives of the Landscape Masterplan. 

2.4 The potential for measures that would enhance the retained parts of LCA 31, between the 

allocated site and Coopers Green Lane, remain and GCE is committed to implementing 

these. 

2.5 The enlarged site would not significantly change the likely overall effects on visual amenity 

although there is potential for addition effects on Symondshyde Lane, the bridleway from 

Coopers Gren Lane to the site and from Coopers Green Lane itself 
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3 Legislation Policy and Guidance  

 

Introduction 

3.1 Although there has been a revised NPPF issued since the original LVA was written it is not 

considered that there have been any changes that would affect the conclusions of the LVA. 

Evidence and Guidance 

3.2 The original LVA sets out the conclusions of a number of documents commissioned by WHBC 

as an evidence base for the Local Plan.  Since that date a number of additional studies 

relevant to landscape and visual issues have been commissioned by WHBC and prepared by 

LUC. These studies have been reviewed by MBELC for Examination Hearing Statements and 

those reviews are not repeated here.  However, the findings of those studies are reflected 

in this addendum.  The documents are: 

• Welwyn Hatfield Green Belt Study Stage 3 Final Report (with additional 

clarifications post Examination) March 2019 (EX99 A-D) 

• Landscape Sensitivity Assessment July 2019 (EX 156) 

• Green Gap Assessment August 2019 (EX 160) 

Conclusion  

3.3 The overall conclusion has not changed, that National and Local Policy and Guidance 

support the following approach to new development: 

• Respect the different roles and the local landscape character of different 

areas;  

• Where possible preserve valued landscapes and valued landscape features;  

• Integrate new development into the natural, built and historic environment; 

• Improve woodland connectivity; and 

• Enhance access to the woodlands from adjacent settlements. 
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4 Landscape Baseline 

 

4.1 The site is located on the north western edge of Hatfield and includes land within two 

landscape character areas, LCA 31 De Havilland Plain and LCA 32 Symondshyde Ridge.  In 

the original allocation the land was fairly evenly divided between the two LCAs.  In 

contrast, approximately two thirds of the enlarged site is in LCA 31. (See Figure 02A) There 

is a noticeable difference between these two LCAs and this is reflected within the site and 

in the wider landscape. 

4.2 There have been no significant changes to the landscape baseline since October 2016.  The 

mineral extraction has continued, and this has resulted in localised changes but no 

fundamental differences.  Plantations and tree belts planted to screen the mineral 

extraction have continued to mature and some of these, such as the triangular woodland at 

the north eastern corner of the proposed allocation, are now of sufficient presence to 

appear on OS maps. 

4.3 To the south east the site is within LCA 31 which is an open and exposed landscape with 

limited woodland cover and where there has been extensive land-use change.   It also 

contains some major intrusive built elements.  In contrast to the south, west and north the 

site is well contained by a series of woodlands. The woodlands to the immediate west of 

the site are identified as ancient woodland.   The land is gently undulating within the 

western parts of the sites whilst the wider landscape of LCA 32 is more steeply undulating. 

The roads closest to the site are characteristically narrow and winding. 

4.4 Landscape features of value within the site are the mature trees and Symondshyde 

Farmhouse.  In the wider landscape the woodlands have significant value and so too does 

Symondshyde Lane. 
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Conclusion  

4.5 The original LVA divided the site into three main areas. The enlarged allocation would 

contain four areas:   

• The Farmhouse, large farm buildings and associated small pasture fields. (LCA 

32) No change; 

• The western half of the site which lies within LCA 32 is gently undulating and 

surrounded by mature woodland.  It comprises medium-large arable fields with 

some well-established field boundary vegetation. No change; 

• The north eastern part of the site which lies within LCA 31 comprises large, flat 

arable fields which have either been restored following mineral extraction or 

are currently subject to mineral extraction. Original field boundaries have been 

lost and consequently there is little boundary vegetation.  Open to the south 

and east. (LCA 31) This area would be increased; and  

• The south eastern corner.  This area, which also lies within LCA 31 comprises a 

flat arable field most of which has been restored following mineral extraction.  

However, it differs from the north eastern part of the site being bounded by 

Symondshyde Road/Symondshyde Wood to the west and Furze Field wood to 

the south. Consequently, it has a more enclosed character. 
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5 Visual Baseline  

 

Visual Context (See Figure 4A) 

5.1 As with other aspects of the site, the visual context varies noticeably between LCA 31 and 

LCA 32.  The woodlands that characterise LCA2 visually contain the site on the western arc 

of the boundary and prevent any mid or long-distance views of the site.  Symondshyde Lane 

lies between the south western boundary of the site and the woodland and there would be 

close-up views of the village from the lane.  (See Viewpoint I).  There would also be close-

up views from the PRoWs that cross the site (See Viewpoints E, F, G, M and L) and from the 

end of the footpaths within the woodland. 

5.2 There would be one change in the visual influence of the site within LCA 32.  Symondshyde 

lane lies on the boundary between LCA31 & LCA 32 and there would be an increase in views 

of the development from Symondshyde Lane looking towards LCA 31. 

5.3 All of the additional area is located within LCA 31 which is generally open and exposed due 

to a lack of woodland and a limited number of hedgerows.  Although an exposed landscape 

there are only a limited number of public viewpoints from which this part of the site is 

visible.  The public bridleway that runs from Coopers Green Lane to Symondshyde Farm 

(Great Braitch Lane North) is currently being used to access minerals workings.  There are 

clear views of the eastern side of the site from this bridleway.   

5.4 There are significant hedgerows and tree belts along the roads that surround the site, 

which limit views from these roads towards the site.  However, the enlarged site is closer 

to Coopers Green Lane and consequently is likely to be more visible. 

5.5 There are no views of the enlarged site from the registered park and garden at Brocket 

Hall.  

Conclusion  

5.6 The enlarged site would extend visibility along Symondshyde Lane.  It would also be closer 

to Coopers Green Lane with potential for greater visibility from here. 
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6 Assessment of Potential Landscape Effects   

 

Introduction 

6.1 No new Masterplan has been prepared with respect to the enlarged allocation.  It has been 

assumed that the principles which underly the Indicative Masterplan (Murray Brooks 

Drawing 1053/100 C) would apply to the enlarged allocation.  This include the multi-

functional GI network the principles behind which are set out in paragraph 5.5 of the 

original LVA.   

6.2 In addition, A Landscape Vision for Stanborough and Symondshyde was prepared by MBELC 

in 2017.  The introduction to the Landscape Vision sets out its objectives:  

GCE owns much of the land that lies between these two developments and this creates 

a unique opportunity to enhance the quality and accessibility of this Green Belt land 

alongside the development of the housing proposals 

This land, the countryside on the north western edge of Hatfield, has the potential to 

provide a sustainable multi-functional landscape that can meet the needs of the 

existing residents and working population of Hatfield, as well as the new residents of 

the Stanborough and Symondshyde.  

A key element of this sustainable multi-functional landscape will be that it remains in 

productive agricultural use and maintains or enhances critical ecosystem functions. At 

the same time the land will be accessible to the local population and provide 

opportunities for recreation. 

The enhancements that would be derived from the current proposals include:  

• An enhanced and permeable north western edge for Hatfield;  

• Improved access to the countryside for residents of Hatfield - walkers, cyclists 

and equestrians;  

• New recreational opportunities for residents of Hatfield and the new village at 

Symondshyde; and  
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• The creation of a key link in the proposed Hertfordshire Strategic Green 

Corridor  

6.3 Although the enlarged allocation would necessitate changes to the details of the Landscape 

Vision the principles that underlie it would not change and significant opportunities to 

enhance the landscape would remain.   

Sensitivity 

6.4 Overall susceptibility to the enlarged allocation would remain the same.  The increased 

volume of development might suggest a greater susceptibility, but all of the area identified 

for the enlargement is located within LCA 31 which has reduced susceptibility.  

6.5 Overall sensitivity to the enlarged allocation would remain the same: 

• The site itself has medium sensitivity to the development proposed;  

• The mature trees and the surrounding woodland have intrinsic high sensitivity;  

• LCA 31 De Havilland Plain has low sensitivity to the development proposed; 

and 

• LCA 32 Symondshyde Ridge has medium sensitivity to the development 

proposed. 

6.6 The landscape sensitivity study prepared by LUC in 2019 for WHDC also identified a 

significant change in sensitivity between LCA32 and LCA 31.  They concluded that LCA32 

had high sensitivity and LCA 31 had low sensitivity.  This was with respect to development 

anywhere in LCA32.  The assessment of sensitivity within this LVA reflects that fact that 

the site is located adjacent to LCA 31 and not in the most sensitive parts of LCA 32 – the 

more northerly or westerly parts of the LCA which are both more undulating and separated 

from the open exposed landscape of LCA 31 by woodland and topography.      

Additional Effects resulting from the Enlarged Allocation  

6.7 The enlarged site will not affect the ability to maintain the key landscape features of value 

within the site although there is potential for an increased adverse effect on Symondshyde 

Lane.  Mitigating the effect on Symondshyde Lane as far as possible should be one of the 

key objectives of the Landscape Masterplan. 
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6.8 The original LVA identified opportunities for the development to enhance the retained 

parts of LCA 31 between the allocated site and Coopers Green Lane.  This potential 

enhancement was subsequently set out in the Landscape Vision. Although the area of 

retained landscape will be reduced, and therefore the potential for enhancement also 

reduced, the fundamental objective of improving pedestrian access to this area, both in 

terms of quantity and quality, can still be achieved   GCE is committed to implementing 

these and other improvements with this part of LCA 31.    

6.9 The only additional impact on LCA  32 is the impact on Symondshyde Lane.  As described 

above, minimising this impact will be a key objective of the Landscape Masterplan.   

6.10 The enlarged site will result in a reduction of the gap between the edge of Hatfield and the 

new village from just under 1km to 700m.   A distance of 700m is considered the minimum 

necessary for the settlements to retain their separate identities and for the intervening 

landscape to continue to function as, and have the appearance of, agricultural land.  It 

would fulfil the three functions identified as necessary in the Green Gap Assessment August 

2019 (EX160) (paragraph 2.10) by: 

• Ensuring there was no coalescence;  

• Maintaining separate identities for the settlements; and  

• Enabling the perception of leaving one settlement and travelling to another of 

different character.  

 
  

EX202D



  
  

 

 
060920 - Symondshyde Tech Paper - Mass and Sustainability - FINAL.docx 

 
 
 

10 

7 Assessment of Potential Visual Effects    

 

Introduction 

7.1 There will be no change to the visual receptors who may be affected by this development 

who are:  

• Pedestrians using the PRoW network, Symondshyde Lane or Hammond’s Lane 

who have high sensitivity; 

• Drivers using Symondshyde Lane or Hammond’s Lane who have medium 

sensitivity;  

• Drivers using Green Lanes and Coopers Green Lanes who have low sensitivity. 

Residents of Adjacent Property  

7.2 There is a single property adjacent to the site, on Symondshyde Lane, and as a result of 

the enlarged allocation it will be surrounded by new development.  Although there will be 

no overlooking or overshadowing it is likely that this will not be welcomed by the residents. 

Visual assessment  

7.3 There would be three principle changes in the visual effects as a result of the enlarged 

allocation: 

• Views from Symondshyde Lane (Viewpoint I) 

• Views from the bridleway leading from Coopers Green Lane (Great Braitch Lane 

North) (Viewpoint N & O) 

• Views from Coopers Green Lane (Viewpoint Q) 

7.4 Mitigating the effects on views from Symondshyde Lane would be a key objective of a 

revised Masterplan.  Development will not be located immediately adjacent to 

Symondshyde Lane as an offset for the ancient woodland will be required.  Thiis will help 

to mitigate visual impacts. 
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7.5 The eastern boundary of the original allocation was the most open and exposed and this 

will not change with the enlarged allocation.  There are a limited number of public 

viewpoints from which this edge will be clearly visible but there will be clear views from 

the bridleway (Great Braitch Lane North).  An additional 250m of the bridleway will 

become incorporated in the development.  Although this will result in a slightly increased 

impact it does not represent significant overall change. 

7.6 The development will be approximately 250m closer to Coopers Green Road and the new 

urban edge of Hatfield and therefore inevitably more prominent.  The treatment of this 

urban edge is likely to vary. Whilst it may be screened by woodland in some places, such as 

south of the bridleway the objective has always been to create attractive views of a locally 

characteristic village, set within a wooded landscape.  Along with the landscape 

enhancement of the landscape between Hatfield and Symondshyde the objective is to 

make a positive contribution to visual amenity on the edge of Hatfield.    

Conclusion 

7.7 The enlarged site would not significantly change the likely overall effects on visual amenity 

although there is potential for addition effects on Symondshyde Lane, the bridleway from 

Coopers Green Lane to the site and from Coopers Green Lane itself.   
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