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Matter 2 – Symondshyde  

 
Introduction 

 

1. JB Planning Associates have been instructed by Gascoyne Cecil Estates (the Estate) 

to respond to the content of the new evidence base documents that the Inspector has 

invited comments upon, which relate to Matter 1 (Birchall Garden Suburb), Matter 2 

(Symondshyde), Matter 3 (Green Belt) and Matter 4 (Objectively Assessed Need).     

 

2. The Estate is a major landowner in Welwyn Hatfield and its holdings cover several 

thousand hectares and extend into the surrounding administrative areas of 

Hertsmere, East Hertfordshire, and North Hertfordshire.  

 

3. The Estate is a key stakeholder and has a significant interest in the Local Plan, not 

only in relation to the strategic allocations that are being actively promoted by the 

Estate at Symondshyde (SDS6 – HAT15), North West Hatfield (SDS5 – HAT1), 

Creswick (HS3 – WGC1) and at Marshmoor (SDS7 – WeG4b) but also in relation to 

other sites which are in its control.  The Estate has made extensive representations 

on the content of the Local Plan and has taken, and continues to take, an active part 

in the Examination process to ensure that high quality solutions are found to the 

provision of additional homes, jobs, schools, and other community infrastructure in 

the Borough.   

 
4. Below we set out the Estate’s comments in relation to document EX202, the 

Council’s response letter to the Inspector concerning his previous notes in relation to 

Symondshyde (EX186A - C). 

 
Summary of Representation 

 
5. The Estate considers that Symondshyde is a key component of the emerging Local 

Plan that will provide a unique offer, given that it will be an entirely new settlement. It 

will also be able to benefit from its interlinkages with the nearby North West Hatfield 

urban extension.   

 

6. Furthermore, the Estate believes that the Council’s evidence demonstrates that the 

potential alternative site options to the new village proposal would be both less 

sustainable than Symondshyde and subject to significant environmental constraints. 
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Justification for proposing a new village 

 
7. The Estate welcomes the Council’s stated belief that the inclusion of a new village in 

the Local Plan is a beneficial element of the development strategy, as well as its 

acknowledgment that it will broaden choice of location for development, thus creating 

diversity within the supply chain and market choice. 

8. The Estate agrees with the Council’s stated concern that, should the Symondshyde 

proposal be replaced in the Local Plan by an urban extension, this would result in an 

over-dominance in this form of delivery within the overall housing supply chain, 

potentially constituting 60% of the total. This could result in adverse implications for 

ensuring that an adequate and continuous source of housing supply is capable of 

being maintained over the Plan period.  

9. It should be noted that the Letwin Review concluded that increasing the diversity of 

dwellings on large sites in areas of high housing demand (like Welwyn Hatfield) 

would help achieve a greater rate of build out. The report concluded that a variety of 

housing is likely to appeal to a wider, complementary range of potential customers 

which in turn would mean a greater absorption rate of housing by the local market1. 

Similarly, the Estate considers that the Plan needs to provide a variety of housing 

locations to broaden choice. 

10. The Council is correct to point out that an important benefit of the creation of a 

separate new village at Symondshyde will be its ability to help to contain urban 

sprawl. It is also right to refer to the unique sustainability benefits the development 

can deliver in tandem with the North West Hatfield urban extension (SDS5) due to 

these being in the common ownership of the Estate. Furthermore, in combination, the 

allocations would deliver a key section of the Welwyn Hatfield Green Corridor, which 

is an important component of the emerging Local Plan. The removal of the proposed 

new village from the Plan would undermine the Council’s Spatial Strategy and result 

in a significant hole in its overall housing supply that would not be able to be easily 

addressed.    

  

 
1 Paragraph 3.3, Letwin Independent Review of Build Out Final Report (October 2018) 
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Alternative Locations  

11. The Council has re-examined the land mentioned in the Inspector’s note between the 

A1057 St Albans Road and Green Lanes near Stanborough as a potential preferable 

area.  It is noted that the Council has pointed out that in respect of the Southern 

Section of the Arc along Coopers Green Lane, this is a large expanse of publicly 

accessible open space that forms part of Ellenbrook Fields Country Park.  

 

12. The Council has highlighted that the proposed development of Hat2 would result in 

approximately 19% of the country park land being permanently lost. It views this as 

an important element of green infrastructure that should be retained given that the 

Draft Local Plan seeks to provide Strategic Green Infrastructure to link Ellenbrook 

Country Park to the Welwyn Hatfield Green Corridor. 

 

13. The Estate has made several submissions in relation to the Plan and during the 

course of the Examination which have emphasised the significant importance it 

attaches to the establishment of the Welwyn Hatfield Green Corridor. 

 

14. The Estate notes that in addition, the Council has highlighted that the area makes a 

significant contribution towards maintaining the fragile gap between Hatfield and St 

Albans. 

 
15. In respect of the Northern Section of the Arc along Coopers Green Lane, the Council 

is correct to refer to the fact that the Estate do not consider that a further urban 

expansion to Hatfield would be appropriate in this location as it would impact upon its 

wider land holdings. Consequently, the land to the west of Green Lanes and 

immediately north of Coopers Green Lane, which is also within the ‘arc’, is not 

available for development. 

 
Sustainable Access to Symondshyde 

 
The Estate welcomes the Council’s endorsement of the report setting out a public 

transport strategy for Symondshyde, which was produced following extensive 

discussions between the Estate’s highway advisors, WSP, Hertfordshire County 

Council and local bus providers (EX202E).  As a result of those discussions it has 

been possible to establish bus routes that would be commercially viable and 

attractive to operators and passengers alike, including new circular routes.  The 
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provision of these routes in addition to other active travel initiatives proposed by the 

Estate would underscore the sustainable transport credentials of the new village. The 

bus operators have confirmed in writing that the proposed routes are both 

appropriate and achievable.  A copy of the letter from Unobus is appended to this 

representation.   

 

Viability of Local Facilities 

 

16. Reference is made to the Council’s comparative survey of new communities at a 

range of scales to assess the likely ongoing viability of local facilities at 

Symondshyde (see EX202F and EX202G) and to the potential interlinkages with new 

facilities that will be built nearby as part of the North West Hatfield urban extension 

(e.g. secondary school). 

 

17. The Estate believes that one of the key benefits of an enlarged Symondshyde 

allocation would be the ability to broaden new community facility provision and make 

it stronger and more sustainable, given that it will be serving a larger population. 

 
Symondshyde Expansion Options 

 
18. The letter refers to the findings of the Technical Paper produced by JBPA which sets 

out the options for achieving critical mass and sustainability, taking account of 

planning and landscape considerations (EX202D). It highlights that the document has 

concluded that areas D and E provide the best opportunities to accommodate an 

additional 400 dwellings to meet the Borough’s housing needs, whilst still preserving 

a meaningful physical gap between the new settlement and an expanded Hatfield. 

The Estate considers this to be a significant consideration. Our separate 

representations in respect of the Turley OAN Paper (EX203A) explain why the Estate 

considers that the Council’s objectively assessed housing need should remain at the 

previously identified rate of 800 dpa.   

 

Possible Changes  

19. The Council’s recognition of the opportunities to expand the new village in a south 

easterly direction to a size of 1,500 dwellings is welcomed. The Technical Paper has 

demonstrated the clear planning benefits in sustainability terms of expanding the new 

village at Symondshyde to accommodate around 1,500 dwellings. It has highlighted 
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that such a scale of development would enable a critical mass to be achieved that 

would ensure that the viability of the proposed facilities will be supported and 

maintained by an estimated population of around 4,500 people.  

20. Furthermore, it is important to recognise that a new village of 1,500 dwellings in size 

is consistent with the size of new settlements outlined in the Government’s Garden 

Communities Prospectus.  

21. The Estate’s separate representations in respect of Birchall Garden Suburb strongly 

advocates that that proposed allocation needs to be significantly scaled back to a 

smaller and less environmentally harmful size.  An expanded Symondshyde 

allocation would compensate in part for this loss.  

Alternative Sites  

22. Our earlier representations in respect of the Submission Draft Local Plan Site 

Allocations consultation which were made in May 2020 referred to the unrealistic 

windfall assumptions made by Council as a means of meeting its OAN.  Our 

representations also questioned the Council’s assumption that the Wheat Quarter 

could deliver an additional 700-900 extra homes through taller buildings. 

23. The Estate has been involved in pre-application discussions on proposals that would 

increase the number of homes from 435 to 747 on the southern side of the former 

Shredded Wheat Factory site, which have attracted strong opposition from Historic 

England because of the negative impact of the proposed higher storey buildings on 

the former grain silo buildings. This alleged potential to increase the development 

density on this site was discussed at the CPPP meeting in January 2020 and relied 

on by the Panel to justify seeking to remove the Symondshyde allocation from the 

plan.  The Estate is not aware of a planning application to revise the previously 

approved proposals and furthermore there can be no certainty that any revised 

proposals would be favourably determined in the light of the current objection from 

Historic England.  The potential increase in development yield cannot therefore be 

relied.   
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Conclusions    

24. Symondshyde is an important and key component of the emerging Welwyn Hatfield 

Local Plan, which the Council considered to be fully sound when the Local Plan was 

originally submitted to the Secretary of State for examination. 

25. The Estate believes that the available evidence fully demonstrates that 

Symondshyde is a sound allocation and there is no justification for its removal in the 

Plan. Without it, the Borough Council will not have an adequate housing land supply 

capable of addressing its OAN.  

26. Symondshyde should remain a housing allocation in the Local Plan subject to the 

proposed amendments set out in our latest Hat15 representation to increase the 

allocation to around 1500 dwellings.  

 

PC/1282 
30 October 2020  
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Appendix 1 
 





 
 

 

 
 
29 October 2020 
 
To whom it may concern 
 
Bus routes in proposed developments at Stanborough and Symondshyde 
 
I have been introduced to the scheme outlines for the new village of Symondshyde and housing 
developments in north west Hatfield by Peter Mitchell. Uno, a subsidiary company of the University 
of Hertfordshire, run a comprehensive and established network of scheduled local bus services 
throughout Hertfordshire for a purpose-built depot in Hatfield Business Park. Although our network 
is focussed on meeting the needs of staff and students at the university, our bus services are open to 
all and very widely used by the local community.  
 
We already operate a number of services close to the areas in question, including route 601 
(Borehamwood – St Albans – Hatfield – Welwyn Garden City), route 610 (Luton – Hatfield – Potters 
Bar – Cockfosters) and 341/641 (Hatfield – Hertford – Broxbourne). Our route 602 also runs to 
Hatfield Business Park on Sundays and public holidays, ensuring connectivity every day of the week.  
 
I can see from the initial plans that there may be scope to re-route either our 601 and/or 610 routes 
to serve the new development in Stanborough and Symondshyde. It’s possible that this could be 
done in such a way to have a minimal impact on the running time, so could be achieved 
economically and would provide links for new residents to other areas of Hatfield and nearby towns.  
 
Peter and I also talked through initial proposals for a new circular route in Hatfield, connecting 
Symondshyde with Hatfield station, town centre and the university campuses. Uno would support 
the proposal in principle and would welcome further discussion around the exact routing which 
would depend on whether other routes are diverted to serve part of the developments. We are also 
actively looking at whether Demand Responsive Transport has a role to play in complementing our 
existing network and would be open to considering DRT as part of the solution for Symondshyde. 
 
Yours sincerely, 
 

  
Ed Cameron CMILT 
Commercial Manager 
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