South of Hawkshead Road, Little Heath: HS24 BrP7
Statement of Common Ground between Welwyn Hatfield Borough Council and
Royal Veterinary College.
In his Action Points for Session 8 (EX209) the Inspector asked Welwyn Hatfield
Borough Council and Royal Veterinary College to re-examine the green belt
boundary for site HS24/BrP7 in relation to landform/contours and identify an
appropriate location for a green belt boundary including liaison with Hertsmere
Borough Council. He also asked whether the text relating to the SSSI needs to be
retained in the site specific considerations. This request was confirmed and
expanded in the Inspector’s interim report (EX212) with the need to consider the
context of adjoining development and potential green belt proposals in Hertsmere,
with the boundary shown on the policies map and additional description of boundary
landscaping indicated in the policy criteria.
On 23rd November 2020, after the publication of those documents, Welwyn Hatfield
agreed additional sites to be put to the Inspector. At that meeting, they also
considered the implications of the 2018 Household and Population projections and
the implications for the OAN. The Council agreed to request that a number of the
sites in the submitted local plan should be removed from the plan through main
modifications on the basis that exceptional circumstances no longer exist for the
release of sites resulting in high harm to the Green Belt. HS24 was one of those
sites. Accordingly, Welwyn Hatfield Borough Council no longer support the
allocation of this site. The site promoters continue to support the site’s allocation
and are pleased to note the overall comments concerning the site in the Inspector’s
interim report. These differences of view should be borne in mind when reading the
remainder of this note.
Nevertheless, given the clear instructions from the Inspector the parties have
prepared this note to set out the agreements and points of difference.
Reference to SSSI in Site Specific Considerations
The site is some distance from Northaw Wood SSSI, and does not drain towards it.
It is within the 1800m zone defined by Natural England, the guidance for which is
that there is no need to consult Natural England on residential developments.
Accordingly, it is agreed that there is no need for a reference to the SSSI in the site
specific considerations if it is to remain in the local plan.
Landscaping Buffer
RVC and the Council have worked together on proposals for a green planted corridor
running along the western boundary of the site, should it be allocated. This
proposed defensible boundary and associated GI corridor would be defined on its
western edge by a 2 metre high hedge with hedgerow trees of traditional species.
Hedgerows in this area tend to be angular rather than curved and the proposal
reflects this local vernacular, heading in an approximate south westerly direction in a
series of straight lines joined by oblique angles. The overall effect would be to move
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in towards the site to take account of the shallow east-west valley at the southern
end of the site.
East of the hedge there would be a strip of public open space and planting with a
width which varies between 10m – 30m depending on the topography. Tree planting
along pedestrian and cycling routes within the site would help to settle the proposal
in the wider landscape.
These proposals are indicated in the plan below, prepared by Terence O’Rourke for
RVC.
Plan1 indicating proposed open space and landscaping

The implications for the site-specific requirements for HS24 would be as follows
(alterations to Table 16 compared with the submitted version):
•

•

Green buffer to help multifunctional corridor along the western edge of the site
to minimise impact on the wider landscape, strongly define the green belt
boundary, mitigate heritage impacts on Gobions Historic Park and Garden
and the Grade II* Listed Folly and contribute towards biodiversity net gain.
Width sufficient to include a tall traditional hedgerow, linear natural/seminatural greenspace, tree planting, retention and management of existing trees
and pond.
SuDs should be used to suitably manage surface water flood risk to, within
and from the site with a preference for surface water features which contribute
to amenity and ecology and coordinate with site’s open space provision.
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•
•
•

Green buffer and retention of existing trees to help mitigate impact on local
ecology. Retain the existing pond, or compensate for its loss.
Stage 1 habitat survey required at planning application stage.
Avoid and mitigate any potential impact on Northaw Great Wood SSSI.

Green Belt Boundary
It has not been possible to get agreement on a green belt boundary in this location.
•

Welwyn Hatfield Position

The Council has agreed to recommend that the site is removed from the local plan
reflecting its high harm on the green belt. Therefore the Council’s position is that
there should be no change to the green belt boundary which currently runs along the
backs of the Wain Close properties.
However, should the Inspector not agree with this, the Council has come to the view
that the boundary originally proposed in the submitted local plan continues to be
appropriate. As can be seen from the plan above, RVC do not propose to include
any residential development to the west of this line. Changes in this area would be
limited to open space, SUDS, pedestrian and cycle paths, tree planting and access
from Hawkshead Road. Under this approach, the green belt boundary would run
along the edge of the residential development, with a landscaping/open space belt to
the west, within the green belt.
The Council has considered the relationship with the adjoining green belt boundary
in Hertsmere. As can be seen from the Hertsmere Local Plan Policies Map extract
below, the green belt boundary zig-zags around the edge of Potters Bar and in some
cases runs through the middle of gardens. Hertsmere will be reviewing their Green
Belt as part of their new local plan and there is no certainty that defining a boundary
for this site which lines up with its current position will be appropriate in the longer
term. Hertsmere Borough Council did not object to the allocation of this site.
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Plan 2 Extract from Adopted Hertsmere Local Plan Policies Map

•

Royal Veterinary College Position

RVC consider that the green belt boundary should follow the proposed hedgeline on
the western edge of the proposed landscaping/open space corridor. They consider
that this approach would ensure that a coordinated approach to the design and
layout of open space and development would occur, to the benefit of the site’s
attractiveness. The boundary would follow a clear physical feature and RVC
therefore argue this is more defensible compared to the straight line proposed by the
Council.
•

Hertsmere Position

Officers at Hertsmere are at quite an advanced stage in their site selection process
of their new local plan and whilst there are likely to be some growth locations
proposed for member consideration in the Potters Bar area, officers are unable to
advise on their likely location at this time. However, none of the work HBC officers
have carried out to date has a significant bearing on where they consider the precise
green belt boundary should go in this particular location, and none of the promoted
sites directly adjoin BrP7 (although the former Potters Bar Golf Course promotion is
close).
Officers’ other observation is that the south western corner of the site would appear
something of an “outlier” area in terms of the green belt boundary in this location and
could increase pressure for boundary changes and development in HBC area to the
south.
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Plan 3 showing alternative green belt boundaries
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