Welwyn Hatfield Borough Council Plan
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Potential New Build Properties
For Northaw & Cuffley
If you do nothing else you need to read this
document and make your views count

Public Meeting Called
By Northaw & Cuffley Parish Council

Guest Speakers
SCANGB & Our Planning Consultants
Friday, May 31st, 7:30pm Cuffley Hall. Doors open 7:00pm
(we expect a full house)

Overflow meeting on Saturday, June 1st, 9am.
Doors open 8:45am
Don’t leave this to someone else - or you will get hit with a massive property
development on a scale never seen before in our Parish

WHBC LOCAL PLAN – WHAT IT COULD MEAN TO NORTHAW & CUFFLEY
In short, it could mean that in the case of Cuffley it could double, even treble, and in Northaw, it
could easily be 10-fold. We are not making this up - this is the single biggest threat to our quality
of life ever!
Whats Brought Us To This Point?
When WHBC first developed the Local Plan (which is due to run from 2016 to 2033) they did so
against a growth in housing of some 12,000 dwellings (referred to as the Objective Assessment of
Need - OAN). You may be familiar with this plan for Cuffley that denoted where the share of this
development was to be built
However, this was
subsequently increased to
16,000 when the
government revised and
standardised the way this
OAN was calculated.
By that point, the council had
identified enough land to
accommodate 12,000 but felt
that there was insufficient
land to deliver the additional
4,000.
During the public hearing
that was held last year to
assess the viability and
compliance of the Local Plan,
the Planning Inspector,
appointed by the
government to oversee and
approve it questioned the
council’s conclusion that it
was unable to fulfil it
requirements for the full
16,000 maintaining its original
plan for 12,000.

Fig 1 – Original HELAA map showing sites from the 2016 Local Plan

Basically, the inspector said the council must try harder – so they did 2 things
1, Site assessment of all land bordering settlements.
This looked at the large parcels of land that are adjacent to all towns and villages within the borough
(with some exceptions for villages that were deemed ‘washed over’ by the Green Belt). Regardless of
whether the landowner was willing to sell, they assessed each site according to the impact each one
would have on the environment. It is a very subjective view and the methodology did come under
some criticism but nonetheless, it was an attempt at finding sites that could be candidates for the
4,000. But ultimately is a waste of time if the site isn’t going to be sold by the landowner.
2, Call for sites.
This is more serious. This
invited ALL landowners in
the borough to offer their
land for residential
development which is where
we are today.
The results are hardly
surprising given that Green
Belt residential land could be
worth more than 100 times
the value of agricultural land.
You can see that Cuffley and
Northaw face the prospect
of overwhelming
development should these
‘promoted sites’ be included
in the Local Plan to meet the
4,000 shortfall.
Indeed, we could end up
taking the whole amount and
as unlikely as this may sound,
as things stand today, there is
nothing to stop it happening.

Fig 2 A wider view covering south of the borough

Here is what it will mean to you
Not every site has declared
what their intended housing
density will be, but some
have and we estimate that
with an average of 100
homes per 3.8 Ha the total
will be in excess of 7,000
homes/flats. The original
Local Plan had us down for a
total just under 500.
Northaw was not considered
for any development as part
of the original 12,000 as it
was classified as a ‘washed
over’ village but this has been
recommended for removal as
part of the search for 4,000
homes.
The total of all these sites,
again using our estimated
housing density - 100
dwellings per 3.8 Ha per acre,
is circa 7,000. We estimated
some sites where no density
figs were included.

Fig 3 Map of Cuffley showing Promoted sites
Let’s Have A Reality Check
•

The original Local Plan gave us a target of fewer than 500 homes in Cuffley and 0 in Northaw.
This ‘Call For Sites’ has resulted in the potential for 7000 new homes – this fig includes the
original sites from earlier assessments.

•

The increase the Planning Inspector is looking for is 4,000

•

There are however other promoted sites in the borough with perhaps more or certainly equal
appeal than the Cuffley and Northaw ones so, - surely any sane person would assume there is
little to no chance of all these sites being accepted into the Local Plan? Think again
Are we really under threat?
The first thing to say is, the
council have not decided
how the additional 4,000 will
be allocated. Originally the
12,000 was allocated on a
population basis and it would
certainly be reassuring to
know what their approach is
but they either don’t know or
are keeping all their options
open. Maybe their choice will
be politically or socially
motivated, maybe the
comment by one local
councillor to ‘Suck it up
buttercup’ in response to a
recent local planning
application in Cuffley is
indicative of prejudice or bias.
We don’t know.

Fig 4, Map of Northaw & ‘Potters Bar’ & ‘Villages South’

Secondly, developers have
already started the marketing
process for their sites even
though this phase of the
consultation process has not
even been concluded. Do
they know something we
don’t?

Thirdly, there is a huge amount of money at stake here. Does anyone really think that with
landowners and developers set to make hundreds of millions of pounds they won’t do whatever it
takes? Even Hertfordshire Council are getting in on the act – they are hoping to develop a site in
Northaw that will attract circa 3000 new homes.

Finally, go back and take a look at the map covering south of the borough (Map Fig2)
You’ll see that the new promoted sites have a disproportional bias across the whole area. Although
Cuffley & Northaw represent only 6% of the total population we estimate that approximately onethird of these sites are in the Cuffley & Northaw area. So, if the Borough Council does follow a
‘proportional allocation’ base on this then we are looking at close on 2,000 new homes (including the
500 or so already allocated).
What happens next?
We are in a ‘consultation’ phase that is intended to help the council to determine which sites form
part of the 4,000 and residents are being asked for their opinion on each site. This is due to finish by
the 18th June 2019 – it is really important that we all contribute to this process.
Here’s what we need to do next:
Northaw & Cuffley Parish Council commissioned Troy Planning to produce a report on each of the
sites within the Parish and a summary of these observations will be available in due course. When we
share this report, we would however request that you don’t copy and paste these comments but
instead use your own words as duplicated forms will only count once. The full report commissioned
on behalf of the Parish Council will be submitted as part of the Parish’s response.
How to Object - commenting on as many sites as you like but - please remember to use
one form per site.
Online via the Welwyn Hatfield Borough Council Website:
Search for - ‘Promoted Sites Consultation May 2019’ on the Welwyn Hatfield Borough Council
Website or use links below if you have received this notification by email
Welwyn Hatfield Borough Council Promoted Sites Consultation May 2019 Webpage
PDF Form Download
Word Doc. Download
The instructions are reasonably straightforward but only use one form per site.
E-Mail - Welwyn Planning:
If you prefer you can e-mail your comments to localplan@welhat.gov.uk using the approved forms.
Use one form per site.
Write to - Welwyn Planning:
Planning Policy, Welwyn Hatfield Borough Council, The Campus, Welwyn Garden City, AL8 6AE
Using one form per site. If you are unable to download the approved forms, Northaw & Cuffley Parish
Council can supply a paper version. The Parish Council office is located at: 7 Maynard Place, Cuffley.

What you need to say
• WHBC (and we assume the Planning Inspector) are looking for valid reasons why individual sites
should NOT be developed.
• The more reasons we can offer the better our chances of that site not being selected and this is
where your local knowledge is important.
• The Borough Council needs to hear your assessment based on your own experiences such as
local flooding, road traffic accidents at particular junctions, breathing difficulties at certain times of
the day – basically anything that is not evident by a site survey or local assessments which are
rarely an accurate reflection of reality.
Of course, your observations of the more general issues such as infringement of Green Belt
protection policies, overdevelopment, traffic congestion etc are also important but the council claim
they are only interested in the variety of issues not so much the volume of respondents.
So, 2 letters specifying 10 issues will carry more weight than 100 letters that specify 5. Whereas this
may be true we do need to stand up and be counted. The politicians as well as the planners need to
understand the strength of community views – after all, the whole principle behind a Local Plan is to
reflect the views of and involve residents in developing one.
Are there any sites we would support?
It will at least demonstrate some acceptance by residents of the need for development but that’s
really down to individuals, we have always accepted some additional sites may have to be adopted into
the plan but it needs to be proportional to our community and environment.
WHBC took no notice last time they had a ‘consultation’ so why should we bother?
The main reason, we believe, they took no notice of resident’s opinion on the original Local Plan for
12,000 homes is they had no alternative. They had to deliver a solution for that target without a plan
B hence they were pretty much boxed in – sure, they went through the motions of consultation
because they were legally obliged to do so but it made no difference.
On this occasion we have a different set of circumstances – the council does have alternatives, lots of
them and it is down to us give them our full support in helping them decide. Indeed, this consultation
could play a significant part further down the line should we decide to mount a legal challenge – if
information supplied as part of this process is ignored or mismanaged and the decisions are not
compliant with due process.
What are the Parish Council doing to help?
The NCPC have engaged Troy Planning who are a qualified planning consultancy to support the
engagement with WHBC – they are providing the technical expertise we need to navigate what is a
complex and often a tortuous process. When you are dealing with planners and government
inspectors you need to understand their language and the rules that they must abide by. In addition
the Parish Council will be hosting public meetings and mailing the residents to help keep you updated.

What are the Residents Association doing to help?
The success of this consultation will depend largely on how many people get involved so - it’s a huge
communication exercise, and whether its by helping with the leaflet drops or emails, making sure
people are kept up to date and involved is key.
What are SCANGB doing?
All we can do is support residents wherever we can with information, suggestions and lobbying. We
have no political affiliations or preferences just a desire to make sure our elected representatives do
the right thing.
We are not NIMBYS, we acknowledge some development is inevitable, even essential, but it has to be
proportional to our community and environment.
What are our Borough Councillors and our County Councillor doing?
That is really up to you to ask – you elected them. But it is worth thanking Bernard Sarson for his
continued efforts on our behalf.
Your elected Borough Councillors:
Bernard Sarson
bernard.sarson@welhat.gov.uk
George Michaelides
george.michaelides@welhat.gov.uk
Simon Wrenn
simon.wrenn@welhat.gov.uk
And your elected County Councillor is:
Stephen Boulton
stephen.boulton@welhat.gov.uk
Northaw & Cuffley Parish Council - councillor.clark@northawcuffleypc.org.uk
Northaw & Cuffley Residents Association - info@ncragb.uk
SCANGB - info@scangb.co.uk

