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Introduction

Scope of the Green Belt Review

This Review seeks to address whether the District’s objectively assessed need
for development can be accommodated within the constraints created by the
Green Belt. It explores the relationship between the strategy and the purposes
of the Green Belt. While the focus in recent decades has been to concentrate
development into existing built-up areas utilising previously developed land,
there is a finite amount of this type of land available, resulting in a need to
explore options on the edges of the existing towns or even a new settlement.
As four of the five main towns in East Herts are surrounded by Green Belt this
would result in the need to explore the potential for Green Belt land to
accommodate some development. The research undertaken throughout the
plan-making process provides evidence of an objectively assessed need for
new development. The only appropriate time to review Green Belt boundaries
is in response to a justified objectively assessed need. At the same time,
without a Green Belt Review there could be no development strategy.

Green Belts have always been a highly emotive subject, and as a policy, has
arguably been one of the most successful policies in UK Planning history. As
such, consecutive Governments have attached great importance to Green
Belts. Retaining the principles set out in the well-established but now revoked
Planning Policy Guidance Note 2: Green Belts, the National Planning Policy
Framework (NPPF) sets out the policy requirements for Green Belts
(paragraphs 79 to 92): ‘The fundamental aim of Green Belt policy is to prevent
urban sprawl by keeping land permanently open; the essential characteristics
of Green Belts are their openness and their permanence.’

Green Belts serve five purposes:

e To check the unrestricted sprawl of large built-up areas;

To prevent neighbouring towns merging into one another;

To assist in safeguarding the countryside from encroachment;

To preserve the setting and special character of historic towns; and

To assist in urban regeneration, by encouraging the recycling of derelict
and other urban land.

This Review will address each of these purposes in order to determine which
Green Belt sites are suitable, and sequentially preferable to release for
strategic development needs. It assesses the district’'s Green Belt at a variety
of levels, from a district-wide level down to specific sites and assigns a score
for each in order to aid comparison. Commentary has been included where
this helps to clarify discrepancies or raise site-specific issues that will need to
be considered.

The NPPF sets out some of the functions of the Green Belt and requires local
planning authorities to plan positively to enhance the beneficial use of the
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Green Belt, such as looking for opportunities to provide access; to provide
opportunities for outdoor sport and recreation; to retain and enhance
landscapes, visual amenity and biodiversity; or to improve damaged and
derelict land (paragraph 81). It also defines the role of Green Belts in
promoting sustainable patterns of development: ‘When drawing up or
reviewing Green Belt boundaries local planning authorities should take
account of the need to promote sustainable patterns of development’
(paragraph 84). This Review considers these issues by considering the role of
the district’'s Green Belt from a district-wide to site specific level, making
recommendations to the emerging development strategy as appropriate.

Local planning authorities are required to establish Green Belt boundaries in
their local plans to set the framework for Green Belt and settlement policies.
Green Belt boundaries should only be established as part of the preparation or
review of a local plan and should only be altered in exceptional circumstances.
As such, it is important that boundaries are established with regard to their
intended permanence, enduring beyond the emerging plan period. There are
six criteria within the NPPF that should be considered when defining Green
Belt boundaries. Local planning authorities should:

e Ensure consistency with the Local Plan strategy for meeting identified
requirements for sustainable development;

e Notinclude land which it is unnecessary to keep permanently open;

e Where necessary, identify in their plans areas of ‘safeguarded land’
between the urban area and the Green Belt, in order to meet longer-term
development needs stretching well beyond the plan period,;

e Make clear that the safeguarded land is not allocated for development at
the present time. Planning permission for the permanent development of
safeguarded land should only be granted following a Local Plan review
which proposes the development;

e Satisfy themselves that Green Belt boundaries will not need to be altered
at the end of the development plan period; and

e Define boundaries clearly, using physical features that are readily
recognisable and likely to be permanent (NPPF, 2012, paragraph 85).

Addressing each of these points in turn; as has already been stated, there is
an identified need for development within East Herts over the emerging plan
period. Through the sieving process a large number of potential development
locations have been discounted for various reasons, leaving a reasonable
shortlist of options. This Review as a whole seeks to determine whether land
within the shortlist should be kept permanently open for Green Belt purposes.
It also suggests subsequent alterations to the Green Belt boundary where
necessary, that will not need altering at the end of the development plan
period, and which are defined clearly using recognisable physical features
which are likely to be permanent. The Review therefore makes
recommendations of where alterations to the Green Belt boundary will be
needed in order to accommodate the needs identified, in order to achieve the
delivery of the development strategy in the District Plan.

It is important that the Green Belt Review forms an integrated part of the
development strategy. Without Green Belt boundary amendments, the
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strategy cannot be delivered. At the same time, there is no need for a Green
Belt Review unless a development strategy determines and justifies the need
to review the Green Belt. As such, the Review seeks to estimate the
approximate quantum of development that could occur as a result of the
recommended boundary amendments which will be used to inform the
development strategy. The findings of the Review are presented in the form of
detailed tables with supporting maps and commentary.

Background to the Review

Approximately the southern third of the district lies within the London
Metropolitan Green Belt (17,530 hectares). The remainder of the district is
covered by the 2007 Local Plan Second Review policy area of ‘Rural Area
Beyond the Green Belt’. Four of the district's main towns are surrounded by
Green Belt; Bishop’s Stortford, Hertford, Sawbridgeworth and Ware (see
Figure 1.1).

In the absence of a regional or county-wide plan, the duty to plan for Green
Belts falls to the local planning authority, which should set the framework for
Green Belt and settlement policy and determine the appropriateness of
existing Green Belt boundaries during the review of a local plan. The Green
Belt policy should consider the ability of Green Belt boundaries to remain
effective for the time period proposed for the District Plan and beyond i.e. its
permanence. ‘Once established, Green Belt boundaries should only be altered
in exceptional circumstances’ (NPPF, 2012, paragraph 83).

The Green Belt in East Herts has been established since the 1970’s to the
south of Hertford and Ware, and since 1993 has extended to wrap around
Bishop’s Stortford. Since then there have been few changes to the Green Belt
in the district. Minor alterations have typically occurred on the urban fringe
when digitisation of the proposals map enabled the boundary to be ‘neatened’.
The 2007 Local Plan Second Review proposed some alterations to the Green
Belt to facilitate education planning to the south of Bishop’s Stortford, but this
was not accepted by the Local Plan Inquiry Inspector.

The NPPF states that ‘when drawing up or reviewing Green Belt boundaries
local planning authorities should take account of the need to promote
sustainable patterns of development. They should consider the consequences
for sustainable development of channelling development towards urban areas
inside the Green Belt boundary, towards towns and villages inset within the
Green Belt or towards locations beyond the outer Green Belt boundary’
(NPPF, 2012, paragraph 84).
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Figure 1.1: Designated Green Belt in East Herts District (Local Plan Review 2007)
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1.2.5 Given that East Herts is a very large district with a relatively large rural area
which lies beyond the Green Belt, a policy of general restraint has been
applied across the district. The local policy is almost identical to Green Belt
policy, and this approach has been approved by Inspectors since the 1993

Local

Plan. In response to the Issues and Options consultation, many

comments were received to the effect that the Green Belt should not be

altered and this approach to restraint should remain. However,

as the

consultation document explained; ‘whilst we acknowledge that two-thirds of
the district is not covered by Green Belt, we do not think that it would be either
realistic or sustainable to propose a development strategy option which seeks
to locate development exclusively outside the Green Belt’ (Issues and Options
Consultation Document, 2010, Section 3.6).

1.2.6

We know that there is a finite amount of brownfield or previously developed

land within the urban areas of our towns. Future recycling of urban land is
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likely to take the form of intensification of existing buildings or estates, the act
of which could create increased demand for existing services and facilities, but
due to the constrained nature of such sites these developments tend not to be
able to provide essential community facilities or infrastructure on site. Since
four of the district's five towns and many of the villages are surrounded by
Green Belt, it is doubtful whether it is possible to meet the requirement to
‘promote sustainable patterns of development’ without reviewing the Green
Belt and extending existing settlements. It would also be very difficult and
expensive to provide adequate supporting infrastructure if all development
were to take place beyond the Green Belt, given that the settlements outside
the Green Belt areas are relatively small.

If development in East Herts was located solely within or around Bishop’s
Stortford, Hertford, Sawbridgeworth and Ware, i.e. within the Green Belt, this
would undermine the ability of villages and the town of Buntingford to maintain
a viable community. It would also result in additional development pressure on
the towns.

It is important to recognise that the Green Belt is simply a strategic planning
tool used to ensure that the fundamental aim and the five purposes of the
Green Belt are met. Given the need for development in the district, it is difficult
to balance both protecting the Green Belt and enabling sustainable
development. The most proactive approach is to assess Green Belt principles,
and see where the most important areas of Green Belt lie, and then review
Green Belt boundaries in accordance with this assessment. If there is no
option but to develop in the Green Belt, the best locations need to be sought.

It is important to note that just because a location is within the Green Belt this
does not, for the purposes of strategic planning, preclude the potential for
development to be located there. Nor would this assessment be the sole
consideration when developing the strategy. In response to a Judicial Review
of an application for Green Belt development in St Albans®, a High Court
Judge stated that “Green Belt policy is not an outright prohibition on
development in the Green Belt. Rather it is a prohibition on inappropriate
development in the absence of very special circumstances” (paragraph 29).
Whether a location forms part of the development strategy or not would
depend on the balance of many strategic planning factors. This assessment
therefore seeks to inform whether the development strategy would be possible
in relation to Green Belt principles.

Approach taken for the East Herts Green Belt Review

Following a desk-based study into a number of Green Belt reviews completed
over recent years, a hybrid methodology has been established in order to
determine what the strategic needs of the district are in terms of its Green Belt.
The Review takes the form of five parts.

! Hunston Properties Ltd vs’ Secretary of State for Communities and Local Government and St Albans
City and District Council, 5.9.2013)
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Part 1 — District-Wide Review

Part 2 — Detail Site Assessment and Boundary Review
Part 3 — Major Developed Sites

Part 4 — Minor Boundary Amendments

Part 5 — New Green Belt

Part 6 — Long Term Needs

Each part of this review has been designed in a bespoke manner and has
been fully integrated with the preparation of the development strategy. The
methodology for Part 1 of the Review is straightforward and can be presented
as a stand-alone piece of work. Part 2 of the Review which consists of a
detailed site assessment comprises two stages: firstly, to assess how an area
of search or a sub-area within it performs its Green Belt role against the five
Green Belt purposes and therefore whether the area should be retained as
Green Belt or could be considered for release in response to a need for
development; secondly, a consideration of potential boundaries that could be
used to reinforce the Green Belt if a release were to occur in this location. The
connection between the strategy selection process and the Green Belt Review
is fairly complicated and is explained in more detail in Part 2 of the Review. In
this way, this review illustrates a narrative of how Green Belt considerations
have been managed in relation to the preparation of the District Plan.

In line with the requirements of the NPPF, the Review details in Parts 3, 4, 5
and 6 how the development strategy will approach major developed sites
within the Green Belt, minor amendments to inner boundaries as a result of
enhancements to digital mapping technology, new or compensatory Green
Belts and any potential requirements for Green Belt allocations within or
beyond the emerging plan period. These sections will be presented as part of
the overall approach to Green Belt alongside the proposed development
strategy.

Review of Existing Green Belt Review Methodologies

In order to inform this Review, a desk-based assessment has been
undertaken of the approach taken by neighbouring authorities and of similar
Reviews undertaken over the last few years. There are few consultancies that
specialise in Green Belt Reviews, and without a standard national approach
they tend to refer to the approaches taken in existing Reviews. Each Review
however is adapted to meet the specific circumstances of the authority and as
such no one methodology is the same.

Broxbourne Council undertook an inner boundary review in 2008 (Prospect
Planning) and a two stage Review of the Green Belt in 2008 (updated in 2010)
by Scott Wilson. It is presumed that there will be an update presented as part
of their anticipated forthcoming revised draft Local Plan. Both studies were
undertaken in the policy context of PPG2 and the Regional Spatial Strategy for
the East of England. The Scott Wilson methodology is very similar to the
approach East Herts Council has taken, differing only in that each area is
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scored against weighted criteria.

Uttlesford District Council undertook a Green Belt Boundary Scoping Report in
2011 in order to consider the principle of allocating land for development
within the part of their district which is currently within the Green Belt. It is a
fairly limited Report, focussing largely on their response to the East Herts
Issues and Options Consultation. As none of the options presented by
Uttlesford District Council so far are located within the small strip of Green Belt
which lies across the southern edge of the district, the Scoping Report
identifies no need to review the Green Belt in response to their own needs.

Welwyn Hatfield Council has joined with St Albans City and District Council
and Dacorum Borough Council to undertake a Green Belt Review. The
methodology is very similar to that used for the East Herts Green Belt Review.
Part 1 of the joint Review will be published in the next few months. The study
area extends eastwards from Welwyn Garden City to include land at
Panshanger Park and up to the urban edge of Hertford. Whilst this approach is
logical it will be necessary to ensure that any recommendations presented in
the Review are considered carefully in the light of the Duty to Co-operate.

Stevenage Borough Council published Part 1 of their Green Belt Review as
part of their Local Plan 1% Consultation earlier this year. Their methodology is
again very similar. In responding to Stevenage’s consultation East Herts
Council identified a number of concerns over the consistency of the scoring of
sites within the Green Belt to the east of the town as this is largely within East
Herts District. Part 2 of the Stevenage Green Belt Review will need to contain
a detailed site assessment in response to the emerging development strategy
for Stevenage. It will be necessary to ensure that any recommendations
presented in the Stevenage Review are considered carefully in the light of the
Duty to Co-operate.

North Herts District Council has identified a need for a Green Belt Review and
has expressed a desire to extend the Green Belt in order to provide further
protection in strategic gaps between settlements. So far Green Belt issues
have been covered in a number of technical documents, but not in the form of
a single Green Belt Review.

11
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District-Wide Review

Previous Technical Work on Green Belt

Chapter 1 of the Strategy Supporting Document sets out the iterative process
guiding the preparation of the District Plan. It explains how the Council has
considered various scales and types of development across the entire district,
moving towards smaller scales of development at more specific locations or
Areas of Search. The first stage of the Plan preparation involved identifying
the strategic issues faced by the district and how the district plan could help
resolve those issues. Chapter 2 of the Strategy Supporting Document details
these issues in the form of Strategic Overviews. The Green Belt acts as a
clear constraint to be considered in the preparation of the development
strategy. The Green Belt Strategic Overview identified the need for a Green
Belt Review and set out how the Green Belt would be assessed as part of the
Plan preparation processes.

Chapter 3 of the Strategy Supporting Document sets out the process of
identifying and refining Areas of Search for different scales of development.
Carried out in three stages, the first stage was to identify large areas of search
capable of accommodating a new settlement of approximately 5,000
dwellings. Of the fourteen areas considered, eight were discounted as being
unsuitable against three criteria: transport infrastructure, settlement networks
and coalescence risks. Six options were taken forward to be assessed in
further detail, and as a result of this very high level assessment, three smaller
areas of search were identified adjacent to three neighbouring towns.

The second stage of Chapter 3 was to create a range of criteria-based
assessments against which each location was tested. 21 topics were created
which included three on Green Belt issues:

e Green Belt — whether an area of search is within the Green Belt or not.
This would not act as an absolute constraint to development, rather it
sought to simply highlight the fact that further detail would need to be
sought if the location was taken through to the next stage;

e Strategic Gaps — whether an area of search lies in a location that forms a
strategic gap between two settlements that is necessary in preventing
coalescence. Strategic Gaps usually refer to neighbouring towns within the
Green Belt. However, the settlement pattern in East Herts is such that the
gaps between towns and nearby villages (some beyond the Green Belt)
are just as important in some cases as the gaps between towns and
therefore were also given consideration during this criteria-based
assessment; and

e Boundary Limits — whether there are clear identifiable features that could
form physical or visual boundaries to any potential development within that
area of search.

12
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The third stage was the testing of each area of search (69 in total) against the
criteria to give a traffic light rating. The criteria-based assessments of Strategic
Gaps and Boundary Limits have informed the District-wide high level Review
where it relates to the three related purposes of the Green Belt as set out in
the NPPF; its role in preventing merging between towns, its role in checking
unrestricted sprawl and in preventing encroachment into the countryside. The
Green Belt purposes relating to historic towns and safeguarding the
countryside which the high level Green Belt Review assessed are considered
as part of other criteria-based assessments including Historic Assets,
Designated Wildlife Sites, Landscape Character, Agricultural Land and
Environmental Stewardship. The three Green Belt criteria-based assessments
were undertaken at a high level and therefore formed a useful tool when
sieving out unreasonable alternative development options. They also form a
useful starting point for both the high-level and more detailed Green Belt
Review.

The Topic Assessments carried out for Chapter 3 of the Strategy Supporting
Document considered Areas of Search against three criteria. Table 2.1 below
shows the criteria used for the Boundary Limit assessment. The criteria-based
assessment was designed to be high-level based upon initial scale
assumptions of 500 dwellings. The District-Wide Assessment subject to this
Review is based upon a different set of criteria, looks at far broader areas and
is designed to cover more than boundary features (see Table 2.3). The two
assessments use a similar red, amber, green rating system where red denotes
significant issues that would need further investigation for example. However,
the reasoning behind each colour rating is different and therefore comparative
areas may not score the same.

Table 2.1: Assessment Criteria used for Boundary Limit Assessment in
Chapter 3 of the Strategy Supporting Document

Areas that are within the Green Belt/Rural Area Beyond the Green
Belt and do not have a clear boundary limit to growth.

Amber | Areas that are within the Green Belt/Rural Area Beyond the Green
Belt, which do not have a clear boundary limit to growth in all
directions.

Green Areas that are within the Green Belt/Rural Area Beyond the Green
Belt and have a clear boundary limit to growth.

Chapter 4 of the Strategy Supporting Document refines this further by
considering the cumulative impacts of development around a settlement.
Chapter 4 takes all the criteria-based assessments and considers them in
relation to each other to determine the relative importance of each issue for
that particular location. For example, the lack of education capacity may be of
greater importance than the fact that the location was within the Green Belt, or
that the risk of flooding outweighed the fact that a location had good
employment land potential. In this way Green Belt is considered as part of a
balance of wider considerations.

13
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The second stage of Chapter 4 involved evaluating the results of the Area
Assessments on a town or settlement basis in order to consider the possible
implications of combinations of development options on the town as a whole
and to refine the assumed scales of development at each Area of Search. For
example, one area of search could potentially accommodate 500 dwellings,
but once this area is combined with one or more around the same town, the
scale of development may be too great and the overall numbers would need to
be scaled down accordingly. The results of the Settlement Evaluations are
included in Chapter 4 of the Strategy Supporting Document.

Approach and Methodology to the District-Wide Review

This part of the Green Belt Review seeks to assess the East Herts Green Belt
at a District-wide level. As the Council is undertaking this Review
independently of other authorities, it is not directly taking account of other
authorities published or emerging Green Belt Studies. However, the plan-
preparation process as a whole will consider issues of cross-boundary
development within the Strategy Supporting Document in relation to the Duty
to Co-operate.

As a starting point, the district will be divided into areas based upon the
boundaries established in the Landscape Character Assessment (LCA) 2007.
The LCA boundaries were, where possible, made to follow identifiable
features visible on the ground, or along contour lines or between fixed features
where no visible features were present. This approach is consistent with the
approaches used for similar Green Belt Reviews. For the purposes of this
stage of the Green Belt Review some of the LCA areas are grouped where
they perform similar roles in Green Belt terms. These groupings reflect
physical boundaries such as major roads and landscape features where
necessary. For example, the LCA divides the woodland to the south of
Hertford into several LCA areas. However, the whole of this land has the same
characteristic and role in Green Belt terms at this high-level, and as such have
been grouped as one area for the purposes of this assessment. Similarly,
larger LCA areas have been divided where a smaller land area would enable a
more accurate assessment of the Green Belt purposes. Table 2.2 below
shows the identification number for the district-wide assessment and the
corresponding LCA identification numbers with a brief description.

Table 2.2 District Wide Assessment Areas with Corresponding Landscape
Character Assessment Area

District-Wide Corresponding Landscape Character Assessment Area
Assessment ID

39 — Middle Beane Valley

38 — Aston Estate Farmland

40 — Bramfield — Datchworth Sloping Farmland

41 — Bramfield Wood, Tewin Wood and Datchworth Uplands

70 — Woodhall Park and Watton-at-Stone Slopes

OO WIN|F

42 — Tewin, Dawley and Lockley Estate Farmland

14
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7 67 — Bramfield Plain

8 68 — Lower Beane Valley

9 69 — Stonyhills

10 75 — Lower Rib Valley

11 76 — Ware Parklands

12 90 — Middle Rib Valley

13 89 — Wareside — Braughing Uplands

14 43 — Mimram Valley Parklands

15 77 — Kingsmead and Hartham Common Floodplain

16 45 — Welwyn Fringes

17 44 — Panshanger Parkland

18 66 — Cole Green and Hertingfordbury Settled Farmland

19 65 — Middle Lea Valley West

20 47, 48, 49 — Essendon — Brickendon Farmed Slopes, West
End — Brickendon Wooded Slopes, Little Berkhamsted
Ridge Settlements

21 63 — Bayfordbury, Brickendonbury and Balls Parkland

22 62, 57 — Broxbourne Woods Complex, Thunderfield Ridges

23 64 — Hertford Heath

24 78 — Great Amwell Ridge and Slopes

25 79, p77 — Amwell Floodplain, part Kingsmead and Hartham
Common Floodplain

26 88 — Lower Ash Valley

27 80 — Rye Meads

28 81 — Stanstead to Pishiobury Parklands

29 81, 82 — Stanstead to Pishiobury Parklands, River Stort

30 81 — Stanstead to Pishiobury Parklands

31 82 — River Stort

32 84, 82 — High Wych Slopes, River Stort

33 84 — High Wych Slopes

34 85 — Thorley Uplands

35 85 — Thorley Uplands

36 85, 82 — Thorley Uplands, River Stort

37 86 — Perry Green Uplands

38 150 — Hadhams Plateau

39 149, 151 — Bourne Brook Valley, Stort Meads

40 None — Bishop's Stortford Golf Course

41 None / Birchanger Wood and land within Uttlesford District

2.2.3 Map 2.1 below illustrates the areas used and the corresponding ID numbers.

2.2.4 Each of these areas is assessed against four of the five purposes of the Green

Belt.

To check the unrestricted sprawl of large built-up areas

To prevent neighbouring towns merging into one another

To assist in safeguarding the countryside from encroachment
To preserve the setting and special character of historic towns
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Not assessed:
e To assist in urban regeneration, by encouraging the recycling of derelict
and other urban land.

In undertaking this assessment, it is important to maintain consistency. As
such, a loose set of criteria are applied for each purpose so the reader can
understand the matters considered. These are contained in Table 2.3 below.
The NPPF does not define what precisely is meant by ‘sprawl’ and
‘encroachment’. To assist the assessment of land against these tests, the
following dictionary definitions (Cambridge Dictionaries On-line?) are used:

e Sprawl: ‘the disorganised and unattractive expansion of an urban or
industrial area into the adjoining countryside”

e Encroachment: “to advance gradually beyond usual or acceptable limits”

With regards to the first purpose — to check the unrestricted sprawl of large
built-up areas, the nature of East Herts is that of market towns with satellite
villages located close to the towns in order to utilise the town’s services. In
many cases, the Green Belt designation has prevented these villages from
growing. However, the NPPF emphasis is on preventing the unrestricted
sprawl of large built-up areas. As such, while it may be necessary to mention
villages in some locations, the emphasis in this assessment is on large built-up
areas, i.e. the four towns within the Green Belt, with East Herts and adjoining
towns.

2 http://oxforddictionaries.com
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Map 2.1: District Wide Assessment Areas with Corresponding Landscape Character Assessment Area
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With regards to the second purpose — to prevent neighbouring towns from
merging into one another, it is necessary to consider not only the towns but
also the villages that lie between. While the emphasis is on towns and large
built-up areas, it is necessary to consider the impact development may have
on merging or encroaching upon the villages that lie in proximity to the towns.
It would not be appropriate to ignore these villages simply because the
purpose is about preventing the merging of towns, particularly as part of the
character of the district is the relationship between the historic market towns
and its satellite villages.

With regards to the third purpose — to assist in safeguarding the countryside
from encroachment, it is necessary to consider whether there are any sites of
nature conservation value within the areas being assessed and the nature of
the countryside, its openness and accessibility. The countryside immediately
adjacent to towns is the most accessed countryside and therefore has
considerable value for recreational, health and educational purposes.
Encroachment, as the definition says is to advance beyond usual or
acceptable limits. Development located too close to sites of nature
conservation value may cause demonstrable harm or compromise the vitality
of the asset, i.e. going beyond the acceptable limit of that asset.

Part of achieving this purpose is therefore to define limits within which
development may be acceptable. In some locations, the lack of any definable
boundary limits may strengthen the role of the Green Belt, as without the
Green Belt designation, there may be no other method of preventing
development encroaching into the countryside. In other locations however, the
lack of an identifiable boundary to limit development may weaken the strength
of the Green Belt as one defining feature of a Green Belt is its permanence.
The gradual encroachment of development into a location with no definable
boundary to limit development could undermine the permanence of the Green
Belt, which in turn acts as precedence for more development.

2.1.10 For the purposes of a high-level review, there is limited value in assessing

whether there are clear boundaries to development as no decision has been
made as to the location or possible scale of development. Where clear
boundaries exist these have been mentioned in the commentary. Areas that
have hard natural or man-made boundaries are likely to be more successful in
retaining their permanence than boundaries based on moveable river courses
or intermittent or unprotected hedgerows. This part of the review has been
informed by the Criteria-Based Assessments carried out for Chapter 3 of the
Strategy Supporting Document, which used an initial scale assumption and
looked in more detail at particular locations. Part 2 of the Green Belt Review
will contain a more detailed boundary assessment of specific areas of search.

2.1.11 With regards to the fourth purpose — to preserve the setting and special

character of historic towns, there are few locations where development on the
edge of a town or urban area will affect the historic core or Conservation Area
of the district’'s historic market towns, as each historic core has been
surrounded over time by urban development of various ages, which often bear
no visible resemblance to the historic core. The setting and special character
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of a location may be subject to different interpretation, as each town would be
unique. For some locations it would be its setting within a particular landscape,
or the urban form as shaped by physical features, such as rivers or geological
features, and in more recent years by the constraints caused by man-made
features such as roads or railways. For some locations, the evolution of a town
has been influenced by large landholdings such as country-house estates or
farms. There are several Historic Parks and Gardens, Scheduled Monuments,
Conservation Areas and Listed Buildings across the district, often within or in
close proximity to towns which also influence the setting and special character
of a town. The Landscape Character Assessment has been used to inform this
purpose.

2.1.12 With regards to the fifth purpose - to assist in urban regeneration, by
encouraging the recycling of derelict and other urban land, at this level, there
is limited use in assessing the role of an area in assisting in urban
regeneration as the Green Belt as a whole contributes towards this purpose by
limiting the available alternative development sites outside the urban area,
thereby prioritising the use of previously developed sites within the urban area.
Therefore, as it would be somewhat arbitrary to claim that a particular part of
the Green Belt would contribute more to this purpose than another, each area
would be given the same rating. For these reasons this criterion has not been
used in the assessment here.

2.1.13 There are very few remaining large ‘regeneration’ sites in the four East Herts
towns surrounded by Green Belt, with exceptions being the Bishop’s Stortford
Goods Yard and Mead Lane, Hertford. It could be argued that the Green Belt
plays a role in relation to regeneration of Stevenage and Harlow, and Welwyn
Garden City, where the New Town legacy has resulted in small areas of
industrial decline. These New Towns are relatively constrained, creating
additional pressure on Green Belt development in order to act as a catalyst for
regeneration.

Table 2.3: Matters considered for each Green Belt purpose

Purpose Matters Considered
1. To check the What role does the location play in preventing urban
unrestricted sprawl of sprawl?
large built-up areas ¢ Is there evidence of existing ribbon development or
non-compact development?
2. To prevent What role does the location play in preventing towns or
neighbouring towns urban areas from merging?
merging into one ¢ Would a reduction in the gap between urban areas or
another towns compromise the openness of the Green Belt
land?
e Are there features which could continue to perform this
role?
3. To assistin e Are there clear strong features that could provide a
safeguarding the robust Green Belt boundary to restrict sprawl and
countryside from prevent encroachment in the long term?*
encroachment e Are there already significant urbanising influences?
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Has there already been encroachment by built
development?

¢ Are there features of nature conservation value that
would be harmed by further encroachment?

e Are there opportunities for accessing the wider
countryside beyond settlements that would be
compromised by development?

*This aspect will be assessed at a high level as part of the
Criteria-based Assessment in the Strategy Supporting
Document and in the Detailed Site Assessments in Part 3.

4. To preserve the Are there views and links to the historic centres?

setting and special e Would development compromise the quality of the

character of historic historic core or Conservation Area within a settlement?

towns Does the land have an impact on the special character of
the town?

e Would development detrimentally alter the shape and
form of a historic settlement, where this is an important
part of the character and setting of a town?

e Does the land form part of a gateway into a town?

e Does the area contain Scheduled Monuments, Areas of
Archaeological Significance or Historic Parks and
Gardens that would need to be considered in any
development?

2.1.14 Each area is given a score of red, amber or green to illustrate its contribution
to the Green Belt purposes as illustrated in Table 2.4 below. At this stage the
assessment seeks to highlight whether there are significant constraints and to
indicate where further detail will be necessary at later stages. This colouring
approach is considered to be more accessible than a complex scoring system,
which is more appropriate at the detailed level assessment stage. For this
high-level assessment it is more appropriate to include an explanation or
commentary and to highlight where further issues may need to be considered
later.

Table 2.4 District-Wide Green Belt Review Template

District- Related 1. Check the 2. Prevent 3. Assist in 4. Preserve the
Wide Area LCAID unrestricted neighbouring safeguarding the | setting and
ID sprawl of large towns merging countryside from | special character
built-up areas into one another | encroachment of historic towns
ID ID and Limited Contribution Contribution
description Contribution

2.1.15 This district-wide review at this stage does not seek to definitively state
whether a location should be discounted for further assessment, rather it
informs the process of choosing and refining areas of search for further
assessment. The results of this high-level district-wide assessment are
contained in Appendix 1. The following four maps summarise the results of
each purpose assessment.
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Map 2.2: Purpose 1 - Check the Unrestricted Sprawl of Large Built-up Areas

East Herts Council
Wallfields

KEY DESCRIPTION

D East Herts District Boundary
[TTTTT] reeneer

- Limited Contribution
- Contribution

- Significant Contribution

1-41  District Wide Assessment ID

Copyright and database right 2013:,0rdnance Survey 100018528
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Map 2.3: Purpose 2 - Prevent Neighbouring Town Merging into One Another

©Crown,Copyright and database right 2013:Ordnance Survey 100018528
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Map 2.4: Purpose 3 - Assist in Safeguarding the Countryside From Encroachment

East Herts Council
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KEY DESCRIPTION
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Map 2.5: Purpose 4 - Preserve the Setting and Special Character of Historic Towns

East Herts Council
Wallfields

KEY DESCRIPTION

D East Herts District Boundary
[TTTTT] reeneer

- Limited Contribution
- Contribution
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Appendix 1. Results of Part 1 — High Level Review

East Herts District-Wide Green Belt Review: Part 1

District-Wide Landscape | 1. Check the unrestricted sprawl of | 2. Prevent neighbouring towns 3. Assist in safeguarding the 4. Preserve the setting and special
fgsessme"t Aiggsr?ﬁﬁiﬂt large built-up areas merging into one another countryside from encroachment character of historic towns
Area ID
Key: Significant Contribution
1 39 — Middle Significant Contribution - Gresley Way

Beane which runs along the eastern edge of

Valley Stevenage is the obvious boundary to
development in this location,
preventing built development
extending up the west-facing valley
slope. The residential estate off
Edmonds Drive has already
encroached eastwards of Gresley
Way. This area contains not only
several Wildlife Sites, but also a SSSI.
It also contains the highly vulnerable
chalk stream river and the wide Beane
Valley landscape.

2 38 — Aston
Estate
Farmland
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District-Wide
Assessment
1D

Landscape

Character
Assessment

Area ID

40 —
Bramfield —
Datchworth
Sloping
Farmland

41 —
Bramfield
Wood,
Tewin
Wood and
Datchworth
Uplands

1. Check the unrestricted sprawl of
large built-up areas

2. Prevent neighbouring towns
merging into one another

East Herts District-Wide Green Belt Review: Part 1

3. Assist in safeguarding the
countryside from encroachment

4. Preserve the setting and special
character of historic towns




District-Wide
Assessment
1D

Landscape
Character
Assessment
Area ID

70 —
Woodhall
Park and
Watton-at-
Stone
Slopes

42 — Tewin,
Dawley and
Lockley
Estate
Farmland

67 —
Bramfield
Plain

1. Check the unrestricted sprawl of
large built-up areas

2. Prevent neighbouring towns
merging into one another

East Herts District-Wide Green Belt Review: Part 1

3. Assist in safeguarding the
countryside from encroachment

4. Preserve the setting and special
character of historic towns




District-Wide Landscape
Assessment Character
1D Assessment
Area ID
68 — Lower
Beane
Valley

69 —
Stonyhills

75 — Lower
Rib Valley

1. Check the unrestricted sprawl of
large built-up areas

Significant Contribution - The Green
Belt designation in this area
contributes to preventing the growth of
Hertford to the north along with other
land-based designations such as
floodplains and designated sites of
nature conservation interest. Where
the Green Belt extends into the town
itself in the form of a green finger, this
land acts as open space for
recreational purposes and the Green
Belt designation has helped to prevent
sprawl of adjoining residential estates
into the green finger.

2. Prevent neighbouring towns

merging into one another

East Herts District-Wide Green Belt Review: Part 1

3. Assist in safeguarding the
countryside from encroachment

Significant Contribution - This area
consists of a narrow flat floodplain with
steeply rising valley sides. Being a
river environment there are many local
Wildlife Sites and a Local Nature
Reserve of considerable local value.
The area is well-linked to the urban
area of Hertford through the
Hertfordshire Way which in this
location follows the River Beane
through a series of small villages and
a converted manor estate.

Significant Contribution - There are
extensive footpaths through this area
which contains part of the Waterford
Heath Local Nature Reserve and
several small Local Wildlife Sites.
Much of the land here is becoming
more urbanised through mineral
workings, allotments and highway
paraphernalia.

4. Preserve the setting and special
character of historic towns

Significant Contribution - The former
Goldings Estate once a large manor
estate with landscaped grounds is
now converted into a residential
development, but the estate and the
villages of Waterford and Stapleford
retain their historic character, which
together frame the approach to
Hertford from the north. There are
several Areas of Archaeological
Significance in this area, particularly to
the north. Where the Green Belt
extends into the town itself in the form
of a green finger, this land extends
into the town centre Conservation
Area and has helped shape the
growth and form of the town.
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District-Wide Landscape | 1. Check the unrestricted sprawl of | 2. Prevent neighbouring towns 3. Assist in safeguarding the 4. Preserve the setting and special
ﬁ‘jssessmem Aigféiﬁfifqt large built-up areas merging into one another countryside from encroachment character of historic towns
Area ID
11 76 — Ware q a 0 area Q a 0 butio area g a 0 butio e
Parklands e e D of the e preve g the two to 0 andscape area is do ated b
eIgnoo O ora and are anad H[ertord 1ro erging e and O elra O O
alre ead ed Ooge elr a d alread ppenead Oudg esSe ale large eened o
O ep along e e Road oweve e egetlatio ere are O all area
Al10 alongside e esle designated a eSO pecCla ere
edge o are 10 a ong No ors OT geologiCa e ea O anpo
O aevelop e ano ere are also severa
OoOodland area a Ooudg O
designated, are POria ea e
ere ave pee a O e O O
a Old O O d eslide a
eslale alea eprese O
e 0a e e A10
O alongsiae e e e edge O
are 10 a ong No ada 0
aeveliop e O e 10 e
12 90 — Middle
Rib Valley
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District-Wide Landscape | 1. Check the unrestricted sprawl of | 2. Prevent neighbouring towns 3. Assist in safeguarding the 4. Preserve the setting and special
ﬁ‘jssessmem Agggsrzgzat large built-up areas merging into one another countryside from encroachment character of historic towns
Area ID
13 89 — g a 0 0 are
Wareside — RS a 0 0 preve
Braughing e e ed 3
Uplands development o e as the area
ap alo C O ea e
edges O alre
14 43 — g a ontributio ere a
Mimram evera all loca dlife Sites and
Valley Areas of Archaeological Sig ance
Parklands area additio area
O a a eo pecCia e
erest and a 0 Park ana
e e pro 0 e alea 1o
e B1000 affe e trang 0
alea e Pa anger Pa O e
0 O area and e 1001pa
ana towpa 0 e Rive are
e ed pPo OT a e O e de
O ae pe ee e ora ana
. arde
15 77 — q a 0 0 area Q a 0 butio area Q a 0 butio area q a 0 butio
Kingsmead e e 0 P 0 e e preve g the two to 0 onta a large Loca alife e porta e g the
and eignoo g (O O ora and are ana mertora 1ro erging AlSO a OCa a e Reserve gro aind e ape O
Hartham are d ead ea 0oge er a d already O ed one o O a( D rese e e O e e e pa 0,
Common O e place along e e Road C alSO a e a e ed e e e Oora O
Floodplain popular gree betwee e two onservation Area and is a ke
O ed eo e ce e o0 e O
ea e pa O alea lie
alre O e e O e a
alnd a a e ed eo
PDa O ale
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District-Wide | Landscape | 1. Check the unrestricted sprawl of | 2. Prevent neighbouring towns 3. Assist in safeguarding the 4. Preserve the setting and special
fgsessmem Agg:;‘;‘gi;t large built-up areas merging into one another countryside from encroachment character of historic towns
Area ID
16 45 — g a ontributio area
Welwyn ab eb D area o e
Fringes arde and a ays a
O d O 0 O preve O
eo alrd gro O e 10 O e
0, anad e a a e
0 al land ape 0 a e
17 44 — a ontributio ea e
Panshanger area overed by Pa ange
Parkland a designated loca dlife Site
0 Pa and de Acce
O e pPa pe a eved O
pan edge o ertfora e P
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District-Wide Landscape | 1. Check the unrestricted sprawl of | 2. Prevent neighbouring towns 3. Assist in safeguarding the 4. Preserve the setting and special
fgsessmem Agg:;:f;g;t large built-up areas merging into one another countryside from encroachment character of historic towns
Area ID
18 66 — Cole g ontributio e easte
Green and edge O area extend 0 the
Hertingford ertfo 0 entre Conservatio
bury Settled Are e form of a gree ger, a
Farmland a as a role in preserving the
e O e 10 anad e ape O
gro P al co a ave a
O 0 ed 1o ole a 00d
pla 0 e ra da e ad
OO0 e age alea are
O e allo Area and ere are
everal large Areas of A aeologica
a 2
19 65 — Middle
Lea Valley
West
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District-Wide
Assessment
1D

Landscape
Character
Assessment
Area ID

20

47, 48, 49 —
Essendon —
Brickendon
Farmed
Slopes, West
End -
Brickendon
Wooded
Slopes, Little
Berkhamsted
Ridge
Settlements

21

63 —
Bayfordbury,
Brickendonbu
ry and Balls
Parkland

1. Check the unrestricted sprawl of
large built-up areas

2. Prevent neighbouring towns
merging into one another

33

3. Assist in safeguarding the
countryside from encroachment

4. Preserve the setting and special
character of historic towns
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District-Wide
Assessment
1D

Landscape
Character
Assessment
Area ID

22

62, 57 —
Broxbourne
Woods
Complex,
Thunderfield
Ridges

23

64 —
Hertford
Heath

1. Check the unrestricted sprawl of
large built-up areas

2. Prevent neighbouring towns

merging into one another

g a 0 sl¥jife A oug
A10 fo an obvio pounda
e ard gro 0 oddesdo
developme already proposed
ose to the A10 0
Broxno e Boroug e e
ocation pla a Sig a
eta g the gap betwee

34

4. Preserve the setting and special
character of historic towns

3. Assist in safeguarding the
countryside from encroachment

0 d O 0 O ere are
a OCa aiie e dalread
alSO CONta e ationa
d e Reserve pecial Area o

O ervation and e o0 pe

e are 3 0 e
odaesaonpa O0d

otea 10 Oa O nea

OO0diand

0 a O 0 O alread
onta a arge LOCa aire

e a alro a ertaora ea
alnd Severa OCa a e Reserve
otea 10 ellr a € oodaianad e
alea e O ecled e

O aing area and e age o
ertorad ea amed o
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District-Wide
Assessment
1D

Landscape
Character
Assessment
Area ID

24

78 — Great
Amwell
Ridge and
Slopes

25

79, 77 —
Amwell
Floodplain,
part
Kingsmead
and
Hartham
Common
Floodplain

26

88 — Lower
Ash Valley

1. Check the unrestricted sprawl of
large built-up areas

ere there 0 derable pre e
0 gro area also co putes to
preve g the e ed gro 0
oddesdo 0 ard ere ould
a oalescence e larae
age o a ead Abbo

argarets and the spra 0 age o
ea A o

g o 0 putio area
ove e floodplain o e Rive
ea/lLee betwee e SO 0 are
and the large age o o ead
ADDO argare A
pla a Sig a ole along e

e ea/Lee Valley anad
e 0 ental assets o opea
portance preve g the

e ed spra of bo

Limited Contribution - Only a small
part of this area lies adjacent to the
eastern edge of Ware and as such
has a limited role in preventing the
unrestricted sprawl of the town. The
majority of the area is covered by the
flat bottomed valley of the River Ash
with steep valley sides. This
landscape prevents development
more so than the Green Belt
designation in this area.

2. Prevent neighbouring towns
merging into one another

g a 0 putio area
pla a Sig o 0 putio
preve g the e ed spra 0
ertford are and Hodaesdon a e
area lies betwee e ee to
ere there 0 derable pre e
0 gro area also ab e large
age o a ead Abbo
argarets and the spra 0 age o
eat A ell, bo overed b
eapble Conservation Area
g 2 0 puUtio area
ove e floodplain o e Rive
ea/Lee betwee e SO 0 are
and the large age o a ead
ADDO argare A
pla a Sig o ole along e
e ea/Lee Valley ana
e 0 ental assets o opea
portance preve g the
0 ard gro 0 are and the
0 ard gro 0 a ead
AbDO argare

Contribution - There are no towns to
the east of Ware. However, if the
landscape was not a greater
constraint, this area would contribute
to preventing the eastwards and
southwards growth of Ware which
would reduce the gap between Ware
and the large village of Stanstead
Abbotts/St Margarets to the south.

35

3. Assist in safeguarding the
countryside from encroachment

4. Preserve the setting and special '
character of historic towns

Contribution - A small part of this area
touches the eastern edge of Ware and
as such has a contribution towards
preserving the setting of the town. The
landscape and floodplain influences
the shape of Ware as much as the
Green Belt designation in this area.
However, there are many important
historic features and estates which
have also contributed to the shape
and growth of the town.
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District-Wide
Assessment
1D

Landscape
Character
Assessment
Area ID

27

80 — Rye
Meads

28

81—
Stanstead
to
Pishiobury
Parklands

29

81,82 —
Stanstead
to
Pishiobury
Parklands,
River Stort

1. Check the unrestricted sprawl of
large built-up areas

a ead Abbo argare A 2 ead AbDbo arga
D a Sig a ole along pla 0 a ole
o PR [ fa faYa [ a n R o o aYa [
a a a a a
e 0 ental assets o opea e 0 ental assets o
portance preve g the portance preve g the
e ed spra of bo 0 oddesdon and a

g a 0 putio
Be ocatio 0
owarad e ategic gap
Roydon and Harlo 0

a ead AbDO a
0 and Hoddesaon to

2. Prevent neighbouring towns
merging into one another

36

3. Assist in safeguarding the
countryside from encroachment

4. Preserve the setting and special
character of historic towns
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District-Wide Landscape | 1. Check the unrestricted sprawl of | 2. Prevent neighbouring towns 3. Assist in safeguarding the 4. Preserve the setting and special
fgsessmem Agggsrigz;t large built-up areas merging into one another countryside from encroachment character of historic towns
Area ID
30 81—
Stanstead
to
Pishiobury
Parklands
31 82 — River g a ontributio e Rive g a ontribution - Pa 3 g a ontributio e
Stort ort and oodpla as formed the e eastern part o area, the oodplain of the Rive ort ha
onge na e O e O e ee Be O D es along e O ed e onge Da e O
gro O ario a aesignea O alle O preve O allo O e Od e ere are severa
O Ol Drea e O alle e exXpanding O alrG O 0 e eS O e valle dl are
ee Be d preve ed e awpriagewo O e e ere protecited o alire e d e
0 ard spraw! of Harlo 0 e a age o 0 a Reserve ana a
ght othe e bee oached upo
32 84,82 - g a ontributio en despite g a ontributio ere ha g a ontributio ere ha g a ontributio ere ha
nghWyCh e ee Be aesignatio ere d pee O agerapie D aeveliop e pee 0) gerapie D aeveliop e pee 0) gerapie D aeveliop e
Slopes, O derable amo Ol spra eading area as almo osed area as e oached extending along all road onne 0
RiVerStOrt O O aworiagewo B e gap e ee awpriagewo and DO a per o aiire es and awpriagewo and ario a
aevelop e exiena O alio e e O O allo O e SO a ead ea e ope a e o e d a exienaed e 10 O
g D 10 e O 00 ors O derapie spra along a alea by € O 0 ele e a O awpriagewo O e SO <10 O
Oad O e 0 e O 10 e a ana area D ore O 0 e CO PDa e O e da d e
ee Be aleg ap eo e ale O alnd e e 0O e O
g preve g the merging o e parkland of P ob Pa as bee
O e e e 0 ed e Da ed e O e
A1184
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District-Wide
Assessment
1D

Landscape
Character
Assessment
Area ID

33

84 — High
Wych
Slopes

34

85—
Thorley
Uplands

1. Check the unrestricted sprawl of
large built-up areas

2. Prevent neighbouring towns
merging into one another

38

3. Assist in safeguarding the
countryside from encroachment

4. Preserve the setting and special
character of historic towns



District-Wide Landscape
Assessment Character
1D Assessment
Area ID
85 —
Thorley
Uplands

85, 82 —
Thorley
Uplands,
River Stort

1. Check the unrestricted sprawl of
large built-up areas

2. Prevent neighbouring towns
merging into one another

East Herts District-Wide Green Belt Review: Part 1

3. Assist in safeguarding the
countryside from encroachment

4. Preserve the setting and special
character of historic towns




District-Wide Landscape
Assessment Character
1D Assessment
Area ID
86 — Perry
Green
Uplands

150 —
Hadhams
Plateau

1. Check the unrestricted sprawl of
large built-up areas

2. Prevent neighbouring towns
merging into one another

East Herts District-Wide Green Belt Review: Part 1

3. Assist in safeguarding the
countryside from encroachment

4. Preserve the setting and special
character of historic towns
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District-Wide Landscape | 1. Check the unrestricted sprawl of | 2. Prevent neighbouring towns 3. Assist in safeguarding the 4. Preserve the setting and special
fgsessmem Agg:;gﬁ:g;t large built-up areas merging into one another countryside from encroachment character of historic towns
Area ID
39 149, 151 —
Bourne
Brook
Valley, Stort
Meads
40 None — g a 0 0 e the
Bishop's B ange een Service ot 3
Stortford 0 a e e ed urba
Golf Course eature alo de the o[2
80 e e eweal
oge e e O
a along A 0 d
A 0 0 and a
0 ed AIrpo ere an a
O 0 Da allo ne ee
B op ortford and the AIrpo
eao een Belt pla a Sig a
ole preve O O d
a alarge 0a dalea O erg
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3. Assist in safeguarding the

4. Preserve the setting and special
character of historic towns

District-Wide
Assessment
1D

Landscape
Character
Assessment
Area ID

41

None /
Birchanger
Wood and
land within
Uttlesford
District

1. Check the unrestricted sprawl of
large built-up areas

2. Prevent neighbouring towns

merging into one another

42

countryside from encroachment
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