SCANGB UPDATE
Local Plan Stage 3 Green Belt Study -What It Means To Northaw & Cuffley
Many of you would have received a copy of the WHBC’s Local Plan Newsletter 16 outlining the current
situation and immediate next steps for the Local Plan – but a lot of people were still left asking ‘what is
going on’ so we thought we’d pull together an update on where SCANGB sees things going.
It seems like this has been going on longer than Brexit (& it has) so why the delays?
Well the first thing to say is - WHBC are not alone in having delays in producing a plan that:
1. Satisfies the government appointed planning inspector (whose role it is to approve the plan)
2. Conforms to government guidelines on the circumstances on when land can be taken out of the Green
Belt for building purposes
3. Gets some support from residents and local taxpayers
Back in November, the Planning Inspector rejected the current plan that aimed to build 12,000 houses by
2033. This was because of the introduction of a new government inspired formula to calculate future
housing need (intended to be adopted by all local councils in the interests of fairness and consistency)
which raised the target to 16,000. So, the Inspector has asked ‘Where are you going to build the
additional 4,000?’
Does legislation protecting the Green Belt give us some protection on this?
In short, no. Most of the legislation around Green Belt is quite subjective and open to interpretation so
what WHBC has tried to do is look at all the Green Belt land that has the potential for development
(whether the landowner has shown an interest to sell or not) and tried to categorise it according to its
contribution to the Green Belt. If a site is ‘open’ and ‘visible’ then its rating has tended to be high or very
high. This is the council's way of saying ‘We have no choice but to build on Green Belt, so let us choose
the sites that have the least impact’. The inspector is not really interested in what is deemed high or low,
all he wants to see is a plan that will meet the housing need by 2033 of 16,000 homes – he has been quite
clear that it’s the council's role to determine what land should be sacrificed. It’s just a numbers game!
What if the council cannot meet the Inspectors expectations?
In much the same way that pigs might fly it’s possible the inspector may accept there's just not enough
‘suitable’ land in the borough once WHBC complete a more exhaustive search and examination of sites.
Therefore, if he doesn’t accept 12,000 as the absolute limit, then the likelihood is that he will make the
final decisions for the council. Whatever happens it looks realistic to assume we can't escape from the
current circa 16,000 target.
What are the Welwyn & Hatfield Borough Council doing now?
Basically 2 things:
1. Issuing a further ‘call for sites’. At the start of this process (several years ago), the council invited
landowners to indicate their willingness to release land for house building. Some of this found its way into
the Local Plan, some were rejected as unsuitable – either because of Green Belt issues, environmental or
location. There will now be a further 2019 call for sites to see if there are parcels of land that could be
included in the local plan that weren't previously considered.
2. Seeking help from neighbouring boroughs.
The rules on meeting housing need say - that if a local council can persuade a neighbouring council to take
some development within their borough then this will be accepted as a contribution to the total. So,
WHBC are looking at sites within neighbouring borough councils in the hope that, for example,

Hertsmere, could take some of the 4,000 shortfalls. The chances of this happening are somewhere
between nil and zero.
Did the recent evaluation of sites by WHBC identify low/medium impact sites that weren’t part of the
Local Plan?
Yes. Two examples local to Cuffley and Northaw are Cuffley School and Tolmers scout camp – but
neither landowner has indicated any desire to sell so nothing has really changed. This is part of the
problem – there has been so much change that nothing has changed – sounds contradictory but let's
explain.
Since the inception of the Local Plan several years ago and subsequent local consultations, we have had:
New - guidelines on building on Green Belt in the form of the National Planning Policy Framework (NPPF)
New - formulae for calculating housing need
New - direction from central government
New - sites being considered
New - approach from the council on Green Belt evaluation
Developing a robust Local Plan really is like hitting a moving target. Likewise, what was presented by the
council as part of the Local Plan consultations with residents could (and probably will) have a substantial
impact on some villages or towns, infrastructure, education, social and healthcare.
If things have changed so much will there be another consultation process?
No - all that will happen will be an opportunity for residents to comment on any new sites that are
bought forward by the latest ‘call for sites’ process but nothing more!
Is the loss of Green Belt an inevitability?
To some extent, yes but it doesn’t have to be a free for all. Brownfield sites still represent the best option
but these can often cost more to develop and naturally, developers prefer a Green Belt option with lower
costs. We need to do what we can to promote developments that work for the community, and not the
financial enticements to developers or landowners in the use of Green Belt land.
By resisting housing development in our area will this impact the availability of affordable or social
housing?
The reality is that pristine Green Belt land carries a premium for developers. These sites are not a
significant source of affordable or social housing as they tend to be much more valuable on the open
market – any obligation that the developer may have to provide social housing as part of government
guidelines tend to be focused on areas with less commercial appeal. In short, developing on the Green
Belt is done for commercial reasons and not for social housing.
In conclusion:
At this stage, all we can do is see how the next version of the Local Plan takes shape and make whatever
representation is necessary. Northaw & Cuffley Parish Council has engaged the services of a planning
consultancy who have the necessary expertise to deal with these issues so at this stage we are in good
hands.
We will continue to keep you posted on how things go forward.
Team SCANGB
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