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Sub-area SA-1
Area (ha) 15.49
Green Belt Parcel 41
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Description

The sub-area is located to the south-east of Potters Bar. It is bounded by the M25 (slip road) to the south,
Southgate Road (A111) to the west, backs of residential properties and gardens on Park Avenue and Coningsby
Drive to the north, and a mature tree line to the east. The north-western boundary of the sub-area directly

adjoins Potters Bar.




Step 4A: Assessment of Sub-area Against NPPF Purposes 1-4

Purpose 1 Assessment

Purpose Criteria Assessment Score
(1) To check the (a) Land parcel The sub-area is not at the edge of a distinct large built-up area, in physical or
unrestricted sprawl is at the edge of perceptual terms. .
of large built-up one or more distinct Fail
areas large built-up
areas
(b) Prevents the n/a
outward, irregular
spread of a large
built-up area and
serves as a barrier 0
at the edge of a large
built-up area in the
absence of another
durable boundary
Purpose 2 Assessment
(2) To prevent Prevents development| The sub-area forms a less essential part of the gap between Potters Bar and
neighbouring towns that would result in Cuffley, as well as a small part of the less essential gap between Potters Bar and
from merging merging of or the Greater London Built-Up Area. Due to its small scale in terms of the overall
significant erosion of gap, its strong sense of visual enclosure and the limited visual links to the wider
gap between Green Belt to the south and east, and the role of the M25 to the south and Fir 1
neighbouring and Pond Woods to the east as buffers between the settlements, it makes no
settlements, including | discernible contribution to separation in physical or perceptual terms.
ribbon development
along transport
corridors that link
settlements
Purpose 3 Assessment
(3) Assist in Protects the openness | The sub-area is not covered by any built form. It comprises an overgrown
safeguarding the of the countryside and| meadow, bounded by a dispersed treeline to the south-east. While there is an
countryside from is least covered by absence of built-form, the sub-area has a strong sense of visual containment
encroachment development due to the mature treelines along the eastern and western boundaries. The
treelines, combined with the flat topography, limit the views to the
surrounding countryside, but also screen visual links to adjacent built-form at
the edge of Potters Bar. There are, however, urbanising influences as a result
of the close proximity to the M25 to the south.
Overall, the sub-area has a largely rural character. 3
Purpose 4 Assessment
(4) To preserve the Protects land which The sub-area does not abut an identified historic settlement core and does
setting and specific provides immediate not meet this Purpose.
character of historic and wider context
towns for a historic town
0
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Step 4B: Assessment of Impacts on the Wider Green Belt

Green Belt Parcel
(GBA) and Scores

GBA Parcel no. Purpose 1 Purpose 2 Purpose 3 Purpose 4

41 0 3 4 0

Assessment of wider
impact

The sub-area is within Green Belt Parcel (41) which was identified as performing weakly against Purpose 1 as it is not
at the edge of a distinct large built-up area, and moderately against Purpose 2, forming part of the wider gap
between Potters Bar and Cuffley, maintaining the overall openness of the gap. In terms of Purpose 3, the Parcel was
identified as performing strongly due to its strong rural character and long views into the surrounding countryside.
The Parcel does not meet Purpose 4.

At the more granular level, SA-1 performs similarly against Purpose 1, as it is not at the edge of a large built-up area,
and in line with the wider Parcel does not meet Purpose 4. The sub-area plays a lesser role against Purpose 2,
forming a small part of the less essential gap between Potters Bar and Cuffley, as well as a small part of the gap
between Potters Bar and the Greater London Built-Up Area. The sub-area also performs less strongly against
Purpose 3, maintaining a largely rural character however has some urbanising influences from the M25 to the south.

SA-1 does not adjoin any other sub-areas. Due to its location directly adjoining Potters Bar to the north and the M25
to the south, its removal is unlikely to alter the performance of the wider Green Belt. The mature treeline forming
the eastern boundary prevents longer views and connection with the wider countryside.

Overall, the sub-area does not play a fundamental role with respect to the wider Parcel, and if released is unlikely to
harm the performance of the wider strategic Green Belt.

Step 4C: Consideration of Boundaries

Commentary on
boundary features and
impact on green belt
boundary strength

The inner boundaries of the sub-area are readily recognisable and likely to be permanent, comprising:
- The Southgate Road (A111) to the west; and
- Regularised backs of residential properties and gardens on Park Avenue and Coningsby Drive to the north.

The outer boundaries are also readily recognisable, and are likely to be permanent, comprising:
- The M25 Motorway (slip road) to the south; and
- A thick, mature treeline to the east.

If released, the sub-area would therefore result in the designation of a Green Belt boundary of similiar strength as
the existing inner Green Belt boundary, formed of the M25 Motorway and a thick, mature treeline.

Step 5: Categorisation

Sub-area category

Meets Purpose assessment criteria moderately, but makes a less important contribution to the wider strategic
Green Belt. Recommended for further consideration.

SA-1




Site Photos

Photograph 1 View of SA-1 facing north-west from Southgate Road, with views of an overgrown
meadow.

Photograph 2 View of SA-1 facing north-east from Southgate Road, with views of the treeline forming
the western boundary.

SA-1
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Description The sub-area is located to the north of Potters Bar. It is bounded by a public footpath and the railway line to the
east, Potters Bar Brook and the edge of the Potters Bar Household Waste Centre to the south, and an
intermittent treeline to the north. To the west, the sub-area is bounded partly by a tributary of Potters Bar
Brook, a dispersed treeline and intermittent woodland.

The sub-area directly adjoins Potters Bar to the south. The southern boundary of the sub-area directly adjoins
Potters Bar.
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Step 4A: Assessment of Sub-area Against NPPF Purposes 1-4

Purpose 1 Assessment

Purpose Criteria Assessment Score
(1) To check the (a) Land parcel The sub-area is not at the edge of a distinct large built-up area, in physical or
unrestricted sprawl is at the edge of perceptual terms. .
of large built-up one or more distinct Fail
areas large built-up
areas
(b) Prevents the n/a
outward, irregular
spread of a large
built-up area and
serves as a barrier 0
at the edge of a large
built-up area in the
absence of another
durable boundary
Purpose 2 Assessment
(2) To prevent Prevents development| The sub-area forms a wider part of the gap between Potters Bar and Brookmans
neighbouring towns that would result in Park, maintaining the overall openness and scale of the gap. The sub-area
from merging merging of or prevents further ribbon development along the railway line, ensuring that this
significant erosion of gap is not reduced perceptually.
gap between 3
neighbouring
settlements, including
ribbon development
along transport
corridors that link
settlements
Purpose 3 Assessment
(3) Assist in Protects the openness | Less than 1% of the sub-area is covered by built form, however this excludes
safeguarding the of the countryside and| the solar panel farm. The sub-area is formed of an arable open field to the
countryside from is least covered by south-west, and a solar panel farm to the north and east. The slightly raised
encroachment development topography towards the centre of the sub-area limits long views and
connection with the wider countryside to the north and north-west, from the
eastern part of the sub-area. This creates a sense of containment, particularly
due to the proximity to industrial uses on Cranbourne Road to the south.
There are a number of urbanising influences, including visual links with
industrial uses to the south, the solar panels and electricity pylons to the
north, and the railway to the east. The northern part of the sub-area has a 2
stronger connection to the wider countryside, due to the flat topography, and
the intermittent nature of the northern hedgerow boundary.
Overall, the sub-area has a semi-urban character as a result of the managed
land uses that diminish the sense of openness.
Purpose 4 Assessment
(4) To preserve the Protects land which The sub-area does not abut an identified historic settlement core and does
setting and specific provides immediate not meet this Purpose.
character of historic and wider context
towns for a historic town
0

SA-2
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Step 4B: Assessment of Impacts on the Wider Green Belt

Green Belt Parcel GBA Parcel no. Purpose 1 Purpose 2 Purpose 3 Purpose 4

(GBA) and Scores 46 0 3 3 0
Assessment of wider The sub-area is within Green Belt Parcel (46) which was identified as performing weakly against Purpose 1 as it is not
impact at the edge of a distinct large built-up area, and moderately against Purpose 2, forming part of the wider gaps

between Potters Bar and Brookmans Park and Welham Green. The Parcel performs moderately against Purpose 3,
formed of large arable and pastoral fields and maintaining an open character with sweeping views across the
countryside. The Parcel does not meet Purpose 4.

At the more granular level, the sub-area performs similarly against Purposes 1 and 2, maintaining the overall
openness and scale of the gap between settlements and preventing further ribbon development along the railway
line. In line with the wider Parcel, the sub-area does not meet Purpose 4. The sub-area makes a weaker contribution
to Purpose 3 than the wider Parcel due to the presence of managed land uses and urbanising influences.

SA-2 directly adjoins SA-6 and SA-7 to the south - also located in Parcel 46, and SA-3 to the east -located in Parcel 47.
The removal of the sub-area in isolation is unlikely to alter the performance of surrounding sub-areas against
Purpose 3, as it only adjoins a very small part of the northern edge and any urbanising influences would be screened
by the dense woodland to the north of SA-7. There is, however, some intervisibility with SA-3 to the east and its
release could increase the sense of visual containment of the Green Belt to the east, increasing the sensitivity of the
overall gap between Potters Bar and Brookmans Park.

As it is located on the borough boundary, SA-2 may be impacted by potential Green Belt releases in the neighbouring
authority of Welwyn Hatfield. Parcel 50, identified in the Welwyn Hatfield Green Belt Review Purposes Assessment
(2013), directly adjoins SA-2 to the north. If recommended for release, the cumulative impact would need to be
considered. At the more granular scale, the Welwyn Hatfield Green Belt Review Stage 2 (2014) identified Green Belt
sites BrP6, BrP10, BrP9 to the south of Brookmans Park, which are located to the north of SA-2. The implications for
the wider strategic Green Belt as a result of this potential combined release would need to be considered,
particularly in terms of maintaining the gap between settlements.

Overall, the sub-area does play a fundamental role with respect to the wider Parcel, and its release in isolation would
harm the performance of the wider strategic Green Belt.

Step 4C: Consideration of Boundaries

Commentary on The inner boundaries of the sub-area are predominantly formed of weaker boundary features, lacking durability. They
boundary features and comprise a dispersed treeline, a small section of Potters Bar Brook and the edge of Potters Bar Household Waste Centre tg
impact on green belt the south.

boundary strength

The outer boundaries are formed of both durable and softer features, comprising:

- An intermittent treeline to the north;

- The railway line to the east; and

- A tributary of Potters Bar Brook, dispersed treeline and edge of woodland to the west.

If released, the sub-area would therefore result in designation of a Green Belt boundary of similar strength as the existing
inner Green Belt boundary, comprising a dispersed treeline. This would require strengthening to ensure it is readily
recognisable and likely to be permanent.

Step 5: Categorisation

Sub-area category Meets Purpose assessment criteria moderately, and makes an important contribution to the wider strategic Green
Belt. Not recommended.

SA-2



Site Photos

Photograph 1

View of SA-2 facing west from eastern footpath boundary, showing solar panel farm.

Photograph 2

View of SA-2 facing north-west from eastern footpath boundary, showing solar panel
farm with rising topography towards the centre of the site.

SA-2
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