
Dear Supporters, 

We attended a meeting of the Welwyn & Hatfield Borough Council (WHBC) Cabinet Housing and Planning 
Panel (CHPP) on Monday this week where they presented and discussed the various proposals for building 
some 12,600 new homes within the borough over the next 15 years.   

This document explains what is being proposed, the impact on Northaw & Cuffley, what our options are and 
what is likely to happen next.   

If you want to be involved, or just understand some details, then please come along – the more people who 
turn up the more we can ultimately achieve. 

Here are the headlines, together with our own assessment of the situation. 

Why Circa 13,000 New Homes? 

Historically central government would give local councils a target to meet, this was replaced by giving each 
council the responsibility to assess their individual targets referred to as ‘Objective Assessment of 
Need’ (OAN) and takes into account increases in employment, births, deaths and immigration.  The OAN for 
WHBC was determined by WHBC with the help of consultants and saw an increase from a 7,500 projection 
3 years earlier. 

Why Such A Jump From 7,500? 

We don’t know and WHBC won’t explain other than they have ‘reviewed their numbers’.  The Parish Council 
have challenged these numbers (with the help of their own experts) in a 6-page document sent last year but 
they haven’t received a reply. 

What Confidence Do WHBC Have In The Accuracy Of This Circa 13,000 Figure? 

Probably as much confidence as they had in a figure of 7,500. This forecast goes to 2032 and any forecast 
that goes out that far is going to have a degree of error – no one really knows what will happen in 3 years 
time never mind 15 so there needs to be something of a reality check which we don’t believe the borough 
council has done. Here are some examples: 

• The Local Plan has a forecast for retail growth that suggests that by 2032 there will be a requirement for 
50% more retail capacity.  This is unheard of in modern day retailing. 

• The average annual number of houses being built is higher than any other borough in Hertfordshire with 
the exception of East Herts and North Herts.  East Herts is nearly 4 times the size of WHBC and North 
Herts 3 times. 

• The average number of houses being built as a proportion of the population in Hertfordshire is more than 
double than in WHBC. 

• The council leadership accept that the targets have been distorted by the impact of the old British 
Aerospace site development but claim ‘there is nothing we can do about it’. 

Whatever measure you take the target of circa 13,000 is extreme. 

What Does This Mean To Cuffley? 

The Council took the decision to share the building of all new homes on a proportional basis of population so 
if Cuffley is 4% of the total then we get 4% of the target – the higher the target the more we have to find.  The 
council will allow us to take into account development that has happened in recent years and this accounts 
for circa 30 properties.  In addition to this there are other urban sites that should account for almost circa 90 
giving a total of 117 properties.  Add to this another 13 properties from smaller sites within the village and we 
have been given a target of some 300 houses to be built in Green Belt.  In all, the village will grow by 416 
houses – an increase of some 25% of the population. 

Before we start it's important to let you know we have arranged a local public meeting to inform 
everyone in more detail and answer any questions so please come along to: 

CUFFLEY HALL, THURSDAY JULY 7TH AT 7:30PM.  DOORS OPEN 7:00PM



Where Will These Be Built? 

There are basically 4 main sites 

1)      30 houses at the end of The Meadway 

2)      108 on the land adjacent to Greenfield's 

3)      75 on Wells Farm Northaw Road East 

4)      73 on land between Wells Farm and the current border of Cuffley  

The balance built on a few smaller plots 

View the Northaw & Cuffley plan in map form 

Does This Mean The End Of The Metropolis Application? 

No.  Just because it’s not part of the Local Plan doesn’t mean to say that it will never get planning 
permission.  Indeed, by allowing a ‘ribbon’ of development across the frontage of Northaw Road East would 
make it easier to develop behind it as it removes the natural barrier (the border of Cuffley) that exists today. 
We know with some certainty that the developers will not give up easily. 

If They Go Ahead With This Target Of Some 416 New Homes When Can We Expect These To Be 
Built? 

We don’t know, it could all be done in the next few years or it could be spread out until 2032.  Most other 
councils have published their ‘trajectory’ when they expect housing to be built over the life of the local plan 
but WHBC have chosen not to do this yet.  But it should happen as the Inspector will expect to see this. 

With A 25% Increase In Population Are There Any Planned Increases In Social Services, Car Parking, 
Road Capacity, Health Services Or School Facilities? 

No. 

So what happens next? 

The WHBC - CHPP meeting on Monday voted to accept the proposals so it will now go forward to a full 
council meeting.  If it’s approved (and its 99.99% certain that it will) then there will be a public consultation 
followed by a public enquiry.  The borough council (WHBC), have a deadline to submit their plan to the 
Inspector by Early 2017 and if they don’t then the Inspector will intervene and make their own decisions.  
From what we saw, the council are very worried about intervention by the Inspector if they don’t meet these 
deadlines.  This is entirely of the councils own making – they have been developing this plan for 11 (eleven) 
years but for whatever the reasons they have failed to do so.  Unfortunately, if they don’t meet the deadlines 
and the Inspector intervenes then it will be the residents who will have to live with the long-term 
consequences.  In an odd sort of way this could be a good thing as its already happened where an Inspector 
has rejected a local plan because it was too ambitious.  Indeed, most inspector’s reports tend to increase 
modest developments, its something of a rarity for an inspector to increase an already ambitious target.  It 
therefore shouldn’t come as a surprise that some councillors are already claiming that if the Local Plan is not 
adopted then there will be a ‘free for all’ and it will all be our (the residents) fault for objecting. 

Who Can We Count On For Support? 

The Parish Council have been very engaged with the whole process and with support from some experts 
have challenged the WHBC approach, assumptions and conclusions - but WHBC is yet to offer any 
comment.  

Our MP Charles Walker is supportive of our position to accept green belt development that is reasonable and 
finds the best solutions to accommodate this (which may not be the same ones preferred by WHBC) but not 
at the expense of overwhelming the community.   

Our ward councillors are supportive of the council’s recommendations in the Local Plan and the 400+ target.  

Naturally the Residents Association and SCANGB are doing whatever they can to spread the message and 
mobilise support but the most important support comes from you, the residents.  If we stay committed, keep 

http://scangb.co.uk/scangb.co.uk/Local_Plan.html


lobbying, keep engaged as a community we can work together, be vocal in our opinion, engage with our 
borough councillors and local council (WHBC), and fight for what we believe is fair.  If we don't do something 
now we can't look back on this and wish we had been more involved. 

What’s Our Best Chance Of Success? 

This is something we would like to present and discuss at our meeting on 7th July.  We have invited all three 
ward councillors to answer your questions and give their perspective of the Local Plan.  

This is now the most important event to impact Northaw & Cuffley and we will only get one chance at 
dealing with it! 
  

Thanks as always for your ongoing support 
Team SCANGB


