Promoted Sites Consultation May - June 2019
Northaw and Cuffley Parish Council instructed Troy Planning + Design to prepare representations in
relation to the Welwyn Hatfield Borough Council Promoted Sites Consultation.
It is important to note that a wastewater capacity concern applies to all of the sites within Northaw
and Cuffley Parish. This is outlined here but should be considered alongside the individual site
comments below.
We note that the HELAA (2016) cited that wastewater capacity in the Cuffley area is unlikely to be
sufficient to meet the demand from development. In the absence of an up to date Infrastructure
Delivery Plan document, setting out the infrastructure requirements for development, associated
funding streams and timetable for delivery, it is not clear whether upgrades to the wastewater
network within Cuffley to meet the demands of the proposed development, both in the settlements
of Northaw and Cuffley.
In respect of air quality, Northaw and Cuffley Parish Council previously commissioned an Air Quality
Monitoring Report (2017). The conclusions of this apply to all of the individual site comments below.
We attach a copy of this study along with our submission.
The study concludes that nitrogen dioxide levels in Cuffley may already be above acceptable limits
for residents without potential additional growth as set out below:
“The nitrogen dioxide monitoring study in the village of Cuffley, and adjacent to Wood Green Timber on
Coopers Lane, has demonstrated that nitrogen dioxide concentrations at roadside locations along Station
Road and Cuffley Hill in Cuffley village exceed the air quality objective, which indicates that they may be
above acceptable limits at residential properties” (paragraph 4.1)
This document is shared so you have sight of the summary document produced by Troy Planning
+ Design on behalf of the Parish Council.
Please don’t copy and paste any of the text within your submissions as they won’t count. The
comments contained in this doc.(full version) will be submitted via the Parish Council.
We hope from reading this document it will help you form your own views. Please also read
document named - IDEAS TO HELP WITH SUBMITTING YOUR COMMENTS
WHBC Rules: One form to be submitted per site. Site numbers below.
Cuf5 Cuf10 Cuf11 Cuf12 Cuf13 Cuf13a Cuf14 Cuf15 Cuf16 Cuf17 Cuf17a Cuf17b
No95 Nor1 Nor2 Nor3 Nor12 Nor13 Nor13a Nor14 PB1 RS1 RS1a
Need further help or advise? - email: info@scangb.co.uk
Northaw & Cuffley Parish Council - councillor.clark@northawcuffleypc.org.uk
Northaw & Cuffley Residents Association - info@ncragb.uk
SCANGB - info@scangb.co.uk find us on Facebook and nextdoor.co.uk

Nor1
It is recommended that this site is assessed as unsuitable through the HELAA process.
This conclusion from the HELAA 2016, that the site is unsuitable, should be retained for the current
assessment as the site remains detached from a settlement excluded from the Green Belt and is
situated in a remote location.
The site is in an area of Green Belt detached from any settlement boundary, which, if developed,
would result in piecemeal development, weakening the integrity of the Green Belt.
The existing use of the site offers contribution to the local rural economy. The loss of the site would
be contrary to the emerging Local Plan policies SP8 and SP25 and should not be considered suitable.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.

Nor2
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
The site is in an area of Green Belt detached from any settlement boundary, which, if developed,
would result in piecemeal development, weakening the integrity of the Green Belt.
It is considered that the existing access would not be suitable or safe to serve a development of this
size and there is poor availability of public transport to access services and shops.
The site is in close proximity to a Wildlife Site, which is a local designation identifying the most
important non-statutory sites for wildlife in the Borough, further adding to the unsuitability of the
site.
A flood risk assessment will be required as part of the site is designated as Flood Zone 3.
The site is adjacent to an Area of Archaeological Interest and development of this site would have
significant adverse impacts on the key views of the asset and would cause harm to the area.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.

Nor3
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
The conclusion of the HELAA 2016 should be retained for the current assessment as the site
remains detached from a settlement excluded from the Green Belt and is situated in a remote
location.
The site is in an area of Green Belt detached from any settlement boundary, which, if developed,
would result in piecemeal development, weakening the integrity of the Green Belt.
The impact that any development at this location would have on the Grade II Listed Building, plus
the remote location of the site supports the consideration of this site as unsuitable.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.

Nor12
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
The site is in an area of Green Belt detached from any settlement boundary, which, if developed,
would result in piecemeal development, weakening the integrity of the Green Belt.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.

Nor13
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
The village of Northaw and the immediate surrounds were assessed as part of the Stage 3 Green
Belt Study. It was found that high harm would be caused if the land, within which Nor13 falls, were to
be released from the Green Belt. Further, the assessment states that significant settlement expansion
(of which a site of this size would constitute) would “weaken the distinction between ridge top
settlement and open valley sides, weakening the integrity of the wider Green Belt and diminishing
settlement gaps”.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.
The site is not a sustainable location for development, owing to the distance between it and any
services, including shops and transport links.

Nor13a
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
The village of Northaw and the immediate surrounds were assessed as part of the Stage 3 Green
Belt Study. It was found that high harm would be caused if the land, within which Nor13 falls, were to
be released from the Green Belt. Further, the assessment states that significant settlement expansion
(of which a site of this size would constitute) would “weaken the distinction between ridge top
settlement and open valley sides, weakening the integrity of the wider Green Belt and diminishing
settlement gaps”.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.
The site is not a sustainable location for development, owing to the distance between it and any
services, including shops and transport links.
A previous planning application (S6/2015/1159/MA) at this site for the erection of 13 dwellings was
dismissed at appeal in 2016, given the remote location of the development, harm to the Green Belt
and the urbanisation it would result in.

Nor14
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
The village of Northaw and the immediate surrounds were assessed as part of the Stage 3 Green
Belt Study. It was found that high harm would be caused if the land, within which Nor13 falls, were to
be released from the Green Belt. Further, the assessment states that significant settlement expansion
(of which a site of this size would constitute) would “weaken the distinction between ridge top
settlement and open valley sides, weakening the integrity of the wider Green Belt and diminishing
settlement gaps”.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.
The site is not a sustainable location for development, owing to the distance between it and any
services, including shops and transport links.
The site is immediately adjacent to a Wildlife Site, which is a local designation identifying the most
important non-statutory sites for wildlife in the Borough, further adding to the unsuitability of the
site.

PB1
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is in a very open area of Green Belt which, if developed, would represent significant sprawl
of development eastwards from Potters Bar and cause harm to the openness of the Green Belt. The
Stage 3 Green Belt Study found that a development in the western part of the site would lead to
encroachment on the countryside.
The site is immediately adjacent to a Wildlife Site, which is a local designation identifying the most
important non-statutory sites for wildlife in the Borough, further adding to the unsuitability of the
site.
A flood risk assessment will be required as part of the site is designated as Flood Zone 3.
The proposed planting of a Carbon Woodland by Hertfordshire County Council poses a significant
constraint to the deliverability of the site.
The site is in very close proximity to the M25 which would require a buffer to development on the
basis of noise and air pollution. This would be a serious concern for the health and wellbeing of any
future residents.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.

RS1
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
The site is not a sustainable location for development, owing to the distance between it and any
services, including shops and transport links.
The site is in an area of Green Belt detached from any settlement boundary, which, if developed,
would result in piecemeal development, weakening the integrity of the Green Belt.
The site is immediately adjacent to a Wildlife Site, which is a local designation identifying the most
important non-statutory sites for wildlife in the Borough, further adding to the unsuitability of the
site.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.
The site is in an open area of Green Belt detached from any settlement boundary, which, if
developed, would represent significant sprawl of development and cause harm to the openness of
the Green Belt. The site is not in a sustainable location, and is without access to shops, services and
sustainable transport options.

RS1a
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
The site is not a sustainable location for development, owing to the distance between it and any
services, including shops and transport links.
The site is in an area of Green Belt detached from any settlement boundary, which, if developed,
would result in piecemeal development, weakening the integrity of the Green Belt.
The site is immediately adjacent to a Wildlife Site, which is a local designation identifying the most
important non-statutory sites for wildlife in the Borough, further adding to the unsuitability of the
site.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.
The site is in an open area of Green Belt detached from any settlement boundary, which, if
developed, would represent significant sprawl of development and cause harm to the openness of
the Green Belt. The site is not in a sustainable location, and is without access to shops, services and
sustainable transport options.

Cuf5
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is fundamental in maintaining the separation between Cuffley and the wider open
countryside. The views afforded to and from this site are of great value to the local area and would
dramatically change the local character if they were to be lost. The importance of these views was
highlighted in the HELAA 2016, and the Parish Council supports the retention of these findings.
Further findings in the HELAA 2016 stated that the site capacity would be no more than 440
homes, to reflect the challenging topography. The 2019 site submission is smaller than the 2016
submission, yet a higher anticipated yield has been submitted.
This parcel of land was found through the Stage 3 Green Belt Study to be of significant importance
in relation to maintaining the strength of the existing Green Belt boundary. It is described in the
Study as being “open and rural in character and strongly distinct from Cuffley[...] Its release would
also reduce the perceived separation between the inset settlement of Cuffley to the east and
Potters Bar to the west”. It was stated that any revised Green Belt boundary would be weaker than
the current ridge crest inset boundary.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it, as outlined in the Landscape Character Assessment 2005.
The site is adjacent to an Area of Archaeological Interest and development of this site would have
significant adverse impacts on the key views of the asset and would cause harm to the area.
A flood risk assessment will be required as part of the site is designated as Flood Zone 3.

Cuf10
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site plays an important role in maintaining the existing Green Belt boundary and separation of
Cuffley and the open countryside. The site is within Green Belt parcel P87. It is noted in the Stage 3
Green Belt Study as being “strongly distinct from Cuffley” with the release of the parcel as reducing
the perceived separation between Cuffley and Potters Bar.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.
The site is immediately adjacent to a Wildlife Site, which is a local designation identifying the most
important non-statutory sites for wildlife in the Borough, further adding to the unsuitability of the
site.

Cuf11
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site plays an important role in maintaining the existing Green Belt boundary and separation of
Cuffley and the open countryside. The site is within Green Belt parcel P87. It is noted in the Stage 3
Green Belt Study as being “strongly distinct from Cuffley” with the release of the parcel as reducing
the perceived separation between Cuffley and Potters Bar.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.
The site has been previously submitted to the HELAA process in 2016, where it was assessed for its
suitability of providing one additional dwelling. The Highways Authority did not oppose the existing
access being used for one additional dwelling and while a small uplift in capacity might be possible, it
would need further review. It is not likely that nine dwellings can be considered as a small uplift and
therefore it is unlikely that the Highways Authority will consider the access to be suitable for nine
dwellings and this serves as a significant constraint to development.
Potential contamination of the site has been cited in the HELAA 2016 as a potential constraint.

Cuf12
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is fundamental in maintaining the separation between Cuffley and the wider open
countryside. The site is within Green Belt parcel P87. It is noted in the Stage 3 Green Belt Study as
being “strongly distinct from Cuffley” with the release of the parcel as reducing the perceived
separation between Cheshunt and Potters Bar.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.
A flood risk assessment will be required as part of the site is designated as Flood Zone 3.
A previous outline planning application (S6/2014/1697/PP) at this site was refused in 2017 on the
basis of it being an unsustainable development with limited social and economic benefits. Additional
reasons were substantial harm to the Green Belt and the unacceptable erosion of physical attributes
of the Landscape Character Area.

Cuf13
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
Further, the current use of the site for employment represents a significant constraint to
development, as the emerging Local Plan supports the retention of land in Class B use and provides
further support for the contribution to rural economy. The site should therefore also be found
unsuitable owing to the loss of employment land if released for housing.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it. Although not assessed through the Stage 3 Green Belt Study, the site is in close proximity
to parcels for which it was found that high harm would be caused to the Green Belt if the site were
to be released. Given that this site is even more detached from the settlement boundary, the harm
would also be considered high harm.
Contamination should be assessed owing to the current employment and industrial uses on site.

Cuf14
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
Although not assessed through the Stage 3 Green Belt Study itself, the site is in close proximity to
parcels for which it was found that high harm would be caused to the Green Belt if the site were to
be released. Given that this site is even more detached from the settlement boundary, the harm
would also be considered high harm.
Whilst cited as residential and a paddock, research suggests the existing use of the site seems to be
far wider in scope. The site is host to music festivals, glamping opportunities and commercial space
for let. The existing use of the site therefore offers a contribution to the local rural economy and
community facilities. The loss of the site would be contrary to the NPPF 2012 paragraph 28 and
parts of the emerging Local Plan policies SP8 and SP25 and should not be considered suitable.
The site is adjacent to an Area of Archaeological Interest and development of this site would have
significant adverse impacts on the key views of the asset and would cause harm to the area.

Cuf15
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
The site has been assessed as part of Parcel 88 in the Stage 3 Green Belt Study. The land was found
to be “open and rural in character and its release would lead to encroachment on the countryside”.
It was also noted that the separation between Cheshunt and Potters Bar would be reduced if the
parcel were to be released from the Green Belt. would result in significant sprawl away from the
settlement of Cuffley.
The location of the site as entirely within an Area of Archaeological Interest presents as a significant
constraint as the character, appearance and setting of the asset should be respected, which cannot
be achieved if the site is developed.
A flood risk assessment will be required as part of the site is designated as Flood Zone 3.

Cuf16
It is recommended that this site is considered unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
The site is fundamental in maintaining the separation between Cuffley and the wider open
countryside. The site is within Green Belt parcel P87. It is noted in the Stage 3 Green Belt Study as
being “strongly distinct from Cuffley” with the release of the parcel as reducing the perceived
separation between Cheshunt and Potters Bar.
The previous use of the site will require the site to be fully assessed for contamination potential.
A flood risk assessment will be required as part of the site is designated as Flood Zone 3, particularly
as this covers the only existing access to the site.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.

Cuf17
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
The assessment of the site as part of parcel P86 in the Stage 3Green Belt Study concluded that the
release of the site from the Green Belt would cause high harm to the Green Belt. It was described as
being “open and topographically distinct from the settled ridge crest” and that the dwellings nearby
on Vineyard Road do not have a significant urbanising influence.
Suitable access for a development of this size cannot be obtained from either The Ridgeway or
Vineyard Road owing to topography and existing road layout. This is a fundamental constraint.
The site is adjacent to an Area of Archaeological Interest and development of this site would have
significant adverse impacts on the key views of the asset and would cause harm to the area.
The site surrounds Nyn Manor Farm which is a Grade II Listed Building, the setting of which should
be protected. The impact it would have on the Landscape Character Area would be detrimental to
the Northaw Common Parkland and would not conform with the strategy for management to
strengthen and preserve it.

Cuf17a
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
The assessment of the site as part of parcel P86 in the Stage 3Green Belt Study concluded that the
release of the site from the Green Belt would cause high harm to the Green Belt. It was described as
being “open and topographically distinct from the settled ridge crest” and that the dwellings nearby
on Vineyard Road do not have a significant urbanising influence.
There is no clear point of access for the site, which does not have a road frontage or existing access
point.
The site is adjacent to an Area of Archaeological Interest and development of this site would have
significant adverse impacts on the key views of the asset and would cause harm to the area.
The site is in close proximity to Nyn Manor Farm which is a Grade II Listed Building, the setting of
which should be protected.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.

Cuf17b
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is not within or adjoining to a settlement that is inset from the Green Belt and would
therefore fail the Stage 1 of the HELAA assessment.
The assessment of the site as part of Green Belt parcel P86 in the Stage 3 Green Belt Study
concluded that the release of the site from the Green Belt would cause high harm to the Green Belt.
It was described as being “open and topographically distinct from the settled ridge crest” and that
the dwellings nearby on Vineyard Road do not have a significant urbanising influence.
It is considered that the existing access would not be suitable or safe to serve a development of this
size.
The site is adjacent to an Area of Archaeological Interest and development of this site would have
significant adverse impacts on the key views of the asset and would cause harm to the area.
The site is in close proximity to Nyn Manor Farm which is a Grade II Listed Building, the setting of
which should be protected.
The impact it would have on the Landscape Character Area would be detrimental to the Northaw
Common Parkland and would not conform with the strategy for management to strengthen and
preserve it.

No95
It is recommended that this site is assessed as unsuitable through the HELAA process.
The site is in existing employment use and is designated as an Employment Area through both the
existing and emerging Local Plan. The HELAA Methodology clearly states that “Sites which are
partially or wholly within a designated Employment Area now fail the Stage 1 Assessment”. The site is
therefore unsuitable as it fails the Stage 1 Assessment.
The emerging Local Plan includes policies which resist the loss of land from Class B use to another
use. Therefore, the change of this site from Class B to residential is unlikely to be granted permission.
The site also provides indirect employment opportunities, including those employees at business on
Station Road in Cuffley, which provide services to employees at Sopers Road.
The density suggested for this site is far too high and would be dramatically out of keeping with the
surrounding area.

