Welwyn Ha*ield Local Plan Examina4on
Representor: Save Symondshyde
STAGE 3: MATTER 4 – TOPIC SPECIFIC POLICIES
Ques7on 13. Should there be a con7nua7on of the policy that restricts development in the rural parts of the
Borough when it is likely to necessitate a change in the character of rural roads?
Policy considera4ons
1. Paragraph 7.7 of the DraD Local Plan states that development which is likely to generate signiﬁcant movement
and travel demand must be assessed comprehensively in terms of its impact on the transport network, in line with
SADM 2. Policy SADM 2 itself states that development proposals should have no unacceptable impacts on the local
and/or strategic transport network and no nega4ve impacts on highway safety.
2. Policy RA28 in the Welwyn Ha*ield District Plan 2005 is about new development using rural roads. This is a
saved policy that con4nues to be part of the development plan. It states that:
The Council, in associa/on with the County Council, will not permit developments which are expected to increase or
to change the type of traﬃc on local rural roads where:
(i) The road is poor in terms of width, alignment or structural condi/ons; or
(ii) The increased traﬃc would have an adverse eﬀect on the local environment, either to the rural character of the
road or the residen/al proper/es along it.
3. Her*ordshire County Council’s Local Transport Plan 3 Volume 2 Transport Policy Document (April 2011) sets out
the County’s main transport policies. Chapter 3.20 about the road hierarchy and network development contains a
sec4on on rural roads (page 54 of the document). It states that:
Developments on rural local distributor and access roads [the country lanes which give access to adjacent land]
which would generate a change in the amount or type of traﬃc will be resisted in the following circumstances:
•
•
•

Where there is an increased risk of accidents;
Where the road is poor in terms of width, alignment and/or structural condi/on;
Where increased traﬃc would have an adverse eﬀect on the local environment either to the rural character
of the road or residen/al proper/es alongside it.

4. These policies taken together support our view that development in rural areas should be restricted when it
necessitates or causes a signiﬁcant change in the character of rural roads. This character can be deﬁned in
environmental terms – visual, landscape, ecological and cultural – and in opera4onal and safety terms.
Primary example in Welwyn Ha*ield Borough
5. A case in point is the proposed Symondshyde village development in an isolated area in open countryside with
no direct access to the highway network other than via Symondshyde Lane, an unclassiﬁed rural road running along
the south western boundary of the site. This is a narrow, winding lane, in places single track only with infrequent
passing places created by vehicle over running rather than by design. The existence of woodland, some of which is
ancient, immediately adjacent to the lane, and ditches and hedgerows alongside it, means that any signiﬁcant
increase in vehicular traﬃc would have a severely detrimental eﬀect on the physical character of the road and the
natural environment around it.
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Symondshyde Lane/ Hammonds Lane looking uphill north westwards
6. Symondshyde Lane runs from Coopers Green Lane in the south, westwards via Hammonds Lane and Coleman
Green Lane to the B651 near Sandridge (a distance of nearly 3 kilometres from Symondshyde Farm) and
northwards via Tower Hill Lane and Coleman Green Lane to the B653 Marford Road between Lemsford and
Wheathampstead (more than 3 kilometres away). All these minor roads are narrow with long stretches of single
track with passing places. Coleman Green Lane is based on a Roman road. An extract from an OS map showing the
lanes and main roads surrounding Symondshyde is appended to this statement.
7. We pointed out that traﬃc from a new seglement at Symondshyde would have a detrimental eﬀect on these
roads in our response to Policy SP 24, ﬁrst paragraph under the heading Transport – highways. There is not a single
road in the Symondshyde area wide enough to take passing traﬃc along its en4re length other than Coopers Green
Lane. The impact of increases in vehicular traﬃc on Symondshyde Lane and Hammonds Lane has been witnessed
when the B653 Marford Road has been closed due to accidents or roadworks. Police have had to agend
Symondshyde Lane/Hammonds Lane to redirect traﬃc into agricultural and residen4al driveways to enable vehicles
to pass.
8. In our view, it is inevitable that a development of more than 1,100 dwellings at Symondshyde, with no
substan4al employment, retail, educa4on, health, community or leisure facili4es on site, would require full
vehicular access onto Symondshyde Lane and thence onto the lanes beyond, with all the detrimental impact on
their character that would be caused. Traﬃc wishing to go westwards towards Sandridge and northern St Albans
(and thence to the M1 and M25 westwards) or north westwards to the B653 (and thence to Wheathampstead,
Harpenden, Luton and Luton Airport) would tend to use the rural lanes rather than go the long way round via
Coopers Green Lane and/or Green Lanes.
9. That vehicular access to the site would be required onto Symondshyde Lane is conﬁrmed in Gascoyne Cecil
Estate’s (Anthony Downs) response to the Welwyn Ha*ield Local Plan consulta4on 2015, which states (under the
heading of Accessibility on page 3) that it is proposed that vehicular access to the site be from Coopers Green Lane
and Symondshyde Lane.
10. The illustra4ve diagram accompanying Policy SP 24 shows two Secondary Vehicular Access points onto
Symondshyde Lane. Neither appears to be linked to the internal main vehicular access routes shown. Nor is it clear
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why two accesses to Symondshyde Lane, so close together, are proposed. Nevertheless, however access to
Symondshyde Lane is achieved, it is clear that such an access will be necessary, that it will be well used, and that
the signiﬁcant volume of traﬃc generated by the new seglement would cause irreparable damage to the character
of the rural lanes.

Hammonds Lane and junc/on with Tower Hill Lane, looking east
Landscape character
11. Policy SADM 16 of the DraD Local Plan includes the provision:
Landscape. Proposals will be expected to conserve and enhance the borough’s natural and historic landscape and
sit comfortably within the wider landscape seNng. Proposals will be assessed for their impact on landscape features
to ensure that they conserve or improve the prevailing landscape quality, character and condi/on.
12. The Landscape Sensi4vity and Capacity Study reports produced by the Council assessed the ability of the
landscape to accommodate future development growth in Green Belt land in the borough. The Part 3 Study, June
2016 (document ENV/11 in the Examina4on Library) assessed the Rural North area (HAT15 Symondshyde) as having
a high level of sensi4vity to change and high landscape value score and a low capacity to accommodate housing
and associated development, with development likely to have an adverse eﬀect on the quality, character and value
of the landscape (page 46 of the report).
13. A detailed landscape character assessment for southern Her*ordshire was carried out by the County Council in
2000 and incorporated in the Welwyn Ha*ield Landscape Character Assessment, April 2005 (links to both
documents at hgp://www.welhat.gov.uk/ar4cle/770/Landscape-Character-Assessment ). The Symondshyde site is
located in LCA Area 32 Symondshyde Ridge, running from the Lea Valley east of Wheathampstead southwards
towards St Albans (pages 29-32 of the Welwyn Ha*ield report). The strategy for improving and conserving the
landscape of the area includes protect the tradi/onal paPern of local lanes, hedgebanks, verges and hedges as a
local feature and wildlife resource (penul4mate bullet point on page 32).
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14. It is clear from this that the rural lanes in the vicinity of the Symondshyde site form an integral part of the
landscape, being intrinsically linked with the woodlands, hedgerows, ditches and other natural and semi-natural
features of the area. We contend that the proposed Symondshyde development would inevitably have a seriously
damaging eﬀect on these lanes and on the landscape generally.
Opera4onal and safety concerns
15. Policy SP 24 states that suitable vehicle access arrangements to the Symondshyde development would be
needed, in the form of one or more new access roads to Coopers Green Lane and Green Lanes and wider strategic
and local highway mi4ga4on measures, including measures to address impacts on Hammonds Lane (Symondshyde
Lane), Coopers Green Lane and loca4ons at or around Stanborough and Junc4on 4 of the A1(M). The illustra4ve
diagram accompanying Policy SP 24 shows two Vehicular Access Points leading to the main vehicular access route
to Coopers Green Lane and a Safeguarded Poten4al Addi4onal Access Point towards Green Lanes (assuming we
have discerned the diﬀerent shades of purple on the online version of the diagram correctly).
16. We ﬁnd it diﬃcult to understand exactly what is being proposed in the DraD Local Plan with regard to vehicular
access to the site. It appears that the main access would be the proposed new road joining the new seglement to
Coopers Green Lane, presumably opposite the junc4on with Great Braitch Lane. Coopers Green Lane is a classiﬁed
unnumbered road, single carriageway and subject to the na4onal speed limit of 60mph, which forms an important
link between St Albans and the A1(M) and Welwyn Garden City. Signiﬁcant highway improvements would be
required at the junc4on of the new road from Symondshyde with Coopers Green Lane, both to ease traﬃc
conges4on and to improve safety. If people from Symondshyde village were to access schools and services in north
west Ha*ield by walking and cycling, as is being suggested by the promoters of the scheme (not that we believe
that many would walk or cycle), crossing Coopers Green Lane would present a major safety hazard.

Coopers Green Lane at junc/on with likely access road to Symondshyde, looking west from Great Braitch Lane
17. There can be no doubt that a single main access road from Symondshyde to the local road network at Coopers
Green Lane would become clogged with exi4ng traﬃc during the morning peak period. A single main access road
would not be suﬃcient to provide emergency access in the event of ﬁre or an accident blocking access to the site
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via Coopers Green Lane. Symondshyde Lane, by its nature, would not provide a suitable alterna4ve. This would
give rise to irresis4ble pressure for a second main access road, preferably at the Safeguarded Point on the eastern
side of the site. Such a route might go directly eastwards to Green Lanes, but that would create another conges4on
point where Green Lanes joins the B653 Marford Road at Lemsford (Brocket Corner). This is a staggered junc4on,
with Green Lanes joining from the south and Lemsford village road joining from the north a few tens of metres
further east. Access onto the B653 (par4cularly right turning access) is extremely diﬃcult at peak periods at
present.
18. Given that traﬃc from Symondshyde wishing to go to des4na4ons further north and west, as indicated in
paragraph 8 above, would ﬁnd it extremely diﬃcult to use Symondshyde Lane/ Hammonds Lane as they are at
present, more likely is that the second main access road would be built northwards to the B653, possibly joining
Cromer Hyde Lane on its way or needing a new junc4on onto the B653. While this or a new road directly to Green
Lanes would ease traﬃc conges4on from Symondshyde, there would be yet another new road crossing this area of
Green Belt and countryside, with all the agendant environmental consequences and fragmenta4on of the Green
Belt.
Conclusion
19. The Council’s borough-wide strategic objec4ve 8 in the DraD Local Plan is to protect, maintain and where
possible enhance the borough’s historic and natural environment, its cultural assets and network of open spaces,
urban and rural landscapes. It is claimed in paragraph 12.2, in support of Policy SP 11, that the Local Plan seeks to
ensure that the borough’s most valuable assets are protected by direc4ng development to those areas of least
value and signiﬁcance and that the adverse eﬀects of development are avoided or mi4gated.
20. The proposed Symondshyde village is a prime example of how development in the rural parts of the Borough
would both necessitate and cause a change in the character of rural roads and the natural environment close to
them. It is inevitable that the lanes surrounding the site would be subjected to signiﬁcantly increased traﬃc ﬂow
and ‘rat running’ that would destroy their rural character. Improvements to these roads by widening or providing
more passing places would similarly aﬀect their character, and in any case are inconceivable on both policy and
funding grounds.
21. The inevitable conclusion is that large-scale urban development in open countryside in the Borough should be
severely restricted in those areas that are subject to the above constraints.

23 January 2018
Save Symondshyde
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Rural lanes and roads surrounding Symondshyde site
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