
THE WELWYN & HATFIELD LOCAL PLAN  
ITS IMPACT ON CUFFLEY & NORTHAW 

The Local Plan has now reached the final phase before it is due to be presented to the Planning 
Inspector - probably in early 2017.  Although this phase is described as a ‘consultation’ but in reality it’s 
not as such.  What will happen is that WHBC will present The Local Plan to residents at a number of 
local meetings and seek your feedback but not with any intention to change the overall Plan objectives.  
Instead, what WHBC are looking for are responses about legal flaws in the way the plan has been 
pulled together.  

We need your support to register your concerns regarding what the Local Plan will mean to Cuffley & 
Northaw.  Here is a quick summary of what is being planned. 

Housing 
There are proposals for a minimum 416 houses, potentially more if properties in Sopers Road are 
developed.  Of these 416, there are 299 that will be built on Green Belt land - potentially rising to over 
1200.  The 416 houses will increase the population of Cuffley by some 30%. 

Protection Of Green Belt 
The way The Plan has been drawn, land at Northaw Road East (land to the northwest of Northaw Road 
East, IE: part of the fields known to most of us as the Metropolis site) has been assigned for 
development.  This will remove a defensible Green Belt boundary and make it easier to develop a 
further 1,000+ houses.  Although these 1000+ houses are not in the Local Plan, the land has been 
recently re-assessed as suitable for development. 

Schools 
There are no plans for any provision of secondary schools, students will still have to travel to 
Brookmans Park, Cheshunt or beyond. 

Road Improvements 
There are no plans to increase the capacity of roads. 

Rail Transport 
There are no plans to increase train or car park capacity at Cuffley Station. 

Health Services  
There are no plans to provide further healthcare capacity. 

Neighbouring Developments  
Broxbourne Borough Council are planning to develop 300+ houses in Goffs Oak alongside a similar 
number in Brookmans Park.   
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The following map shows the land that WHBC have deemed suitable for development. 

At this stage, only the sites circled in red are being recommended for development – this is planned to 
deliver 416 houses along with other sites that have been developed in the last 3 years together with 

other sites that 
have already been 
given planning 
permission. 

The issue comes 
with sites Cuf7 
and part of Cuf12 
(land to the 
northwest of 
Northaw Road 
East) where there 
are plans for 150 
homes. 

By allocating this 
ribbon of land will 
open the door to 
further 
development on 
Cuf12, Cuf5, 
Cuf4, Cuf10 – in 
excess of 1,000 
homes. 

To put this plan in 
to perspective, it 
has the potential 
to, effectively, 
double the size of 
Cuffley – with no 
increase in 
infrastructure.  

If you think the 
Metropolis 
application was 
bad news, then 
the Local Plan 
creates a platform 

for something that’s close to three times as bad.  So the future of our village may not be completely in 
our hands but we can do something about it.  

Current planning legislation encourages local people to help shape the future planning strategy, it gives 
us some rights providing they are genuine issues not just opinion.  So to help you with this we have 
prepared some topics or issues that you can illustrate as part of your objection.  Unlike previous 
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objections for conventional planning applications, these objections MUST be completed on a standard 
form either online (welhat.gov.uk/planningconsultations) or on paper.   
But infrastructure issues are not the only aspects that we can object to. The council have to 
demonstrate that the Local Plan is sound under four distinct headings. We have summarised these and 
highlighted where we think your local knowledge can help. 
The 4 headings for registering an objection (These headings are specified by the Planning Inspector) 

1. Is The Plan Positive? 
• Has it adequately engaged with local residents? 
• Do you feel your comments have been listened to acted on (wherever practical)? 
• Has the impact on Cuffley & Northaw of developments in neighbouring areas been sufficiently 

catered for? 
• Does The Plan adequately recognise the infrastructure issues – such as traffic, rail congestion, 

secondary schooling, healthcare? 
• Can future development be sustained without an increase in infrastructure? 
• Are these concerns adequately addressed in the Local Plan? 

Is The Plan Positive? | notes to help: 
• Following the last consultation process in 2014 the housing targets for Cuffley were increased by 

over 30% 
• Herts CC who are responsible for highways have already determined that there are no further 

capacity improvements that can be made to the junction of Station Road and Plough Hill. 

2.  Is The Plan Justified? 
• Are there better alternatives to what is being proposed (are the designated areas of development the 

best solution)? 
• Is the evidence in The Plan reasonable and fair? 
• Can The Plan bring any benefit to Cuffley & Northaw? 
• What do you see as the threats of implementing the Local Plan?  
• By developing a ribbon of land across the northern boundary of Northaw Road East will it comply 

with planning policies? 
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The issue about releasing the two pieces of land to the northwest of Northaw Road East is 
significant as it will pave the way for future loss of Green Belt but it can be protected by planning 
legislation. There are three areas where every resident can lodge an objection: 

• Allocating this ‘ribbon’ of land for development is contrary to the National Planning Policy 
Framework (NPPF) which gives clear advice that settlements must have a defensible natural 
boundary. Developing that land would remove this defence. 

• The impact on the environment will be severe due to the prominence of the site on rising land 
and would create development stretching Cuffley out into open country side. 

• The Local Plan is inconsistent in why this land should be released. The evidence documents do 
not substantiate the proposal and conclude that the area should be protected and enhanced in 
landscape terms and would not be favourable for development. 

It’s important that you highlight the permanent loss and harm losing this site will have on Green Belt 
policy which has been repeatedly supported by WHBC. Until now.
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Is The Plan Justified? | notes to help: 
• The Local Plan has forecast approximately double the average volume of housebuilding compared 

to other boroughs in Hertfordshire. However, challenging the target number of houses is going to be 
very difficult. Although the total numbers seem very aspirational and unrealistic, the guidelines for 
creating these targets have been complied with so, in planning terms, because the process has 
been followed then the target must be right. It’s nonsense but those are the rules. 

• The predicted growth in jobs is just over 1% per annum for each and every year for the next 17 
years. The national average is 0.6%The predicted jobs growth figures do not take in to account the 
impact of the British Aerospace development that has contributed most of the jobs growth in WHBC 
over the last 15 years. This historic growth is unlikely to be replicated in the future. 

• Planning rules dictate that any development must be sustainable (i.e. the current or planned local 
infrastructure must be able to cope)Have you had recent experiences that demonstrate the lack of 
capacity in the infrastructure? 

• When releasing land from the Green Belt, the policy is not to create standalone settlements or 
developments that jut out from the current boundary. Areas of land in Cuffley that have now been 
assessed by WHBC as suitable for development were previously classified as not favourable. 
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What’s the best ways for residents to object? 

The current Planning Policies expect councils to reflect local issues and encourage involvement from 
residents.  No one can expect you to understand planning laws but we can provide information that 
is equally important – local knowledge and experiences.  We can object by highlighting the 
infrastructure issues (roads, public transport, schooling, health & social care) that are under severe 
strain today and will not improve under current proposals.  

We need your everyday experiences  
• Commuting in to London – an overcrowded station with no spare capacity for car parking and 

overcrowded trains. 
• Travelling by car – regular traffic queues compounded by M25 and A10 delays 
• Secondary School places – the daily commute to secondary schools, the perennial fight to 

get your children in to an appropriate school. 
• Healthcare – the lead-time to get a GP appointment, travel time to the nearest A&E or hospital 

appointment. 
• Any other public service that you have experiences of and already show evidence of being 

under strain. 

Ideally your experiences will contain facts (e.g. 3 days to see a GP, 40-minute travel time for A&E 
or other hospital appointment, traffic queues of at least 20 minutes every day, up to 60 minutes with 
delays on the M25, unable to access the station car park after 08:00 during the working week). 

From what we can see the Local Plan has not adequately assessed infrastructure issues and 
given no weight to neighbouring (e,g Goffs Oak) developments so this is an excellent opportunity for 
us to ‘tell it like it is’. 

Sustainability (the capacity of the local infrastructure to support any development) is a key 
part of any planning consent and we have to demonstrate that 416+ houses and neighbouring 
plans for their own development plans are unsustainable. Only you can do this. 

If we present the Planning Inspector with a compelling and overwhelming case that these 
developments cannot sustain further growth in the village then we have a good chance of 
success. 



The reasons for the original assessment: 
• The development would be too prominent. 
• Loss of agricultural land. 
• No very special circumstances that support taking the land out of Green Belt. 
• No reasons have been given for this change in assessment of suitability for development. 

3.  Is The Plan Effective? 
• Will it clash, complement or absorb development in neighbouring areas? 
• Does it contribute toward the vision of the borough (the vision statement can be found at the 

beginning of the Local Plan)? 
• Will it deliver a sustainable solution to Cuffley & Northaw?  
• Given your local knowledge, what do you think are the hurdles to delivering this plan – what could 

render it ineffective (this could be lack of capacity with the infrastructure)? 

Is The Plan Effective? | notes to help: 
• Your local knowledge is really important on this. Only local residents appreciate the issues around 

infrastructure and services capacity (road and rail congestion, schooling, health & social services) 
and the Planning Inspectorate need to match your knowledge with the assumptions and 
assessments of WHBC.  

• You need to inform the council of the facts around the inadequacy of the current infrastructure and 
your assessment on how further development will make this plan ineffective 

4.  Is The Plan consistent with planning policy? 
This is going to be difficult for most people to judge as you need an intimate knowledge of planning to 
judge this. But don’t worry, the Parish Council has enlisted the help of planning experts to assess this 
issue. All we need from you is your local knowledge and your involvement 
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The Do’s and Don’ts of lodging an objection 
Do use the correct form – anything else will not be accepted 
Do be as specific as possible – use your local knowledge and quote facts and evidence to 
support your argument 
Do encourage as many people to register their objection – the more community involvement we 
get the more the Inspector is likely to listen to 
Do support the Parish Council, Residents Association and SCANGB - They are all working 
incredibly hard to make sure we do what we can to stop being overwhelmed with development 
Don’t express an opinion – it doesn’t count. Saying something like ‘I think this is wrong’ will have 
no influence at all, only facts and real life experiences will influence an inspector’s decision 
Don’t be late – the date for lodging your objection (either online or using the form) is 24th October 
2016 
Don’t think this is a done deal – it isn’t. There is still a lot that the council needs to do to prove the 
Local Plan is sound. The more we can find sound objections to the plan the more likely we can 
achieve a balanced solution 
Don’t argue that we were promised that our Green Belt would be protected at the last 
councillor’s election - The Inspector wouldn’t be interested to know what assurances were made, 
this is purely a matter between the electorate and local councillors
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As always, we are here to help so keep in touch  
Web scangb.co.uk 
Facebook facebook.com/scangb 
Twitter twitter.com/scangb 

Sign up  
Sign up for our email alerts by sending us your email address to info@scangb.co.uk  Please also include 
your home address and a contact number.  We never share your details and the contact number is just 
in case the email fails. 

What happens next? 
WHBC Planning will be holding a walk-in presentation at Cuffley Hall on Friday 30th September from 
15:30 to 19:30.  Residents are encouraged to attend the session, speak to representatives and get as 
much information as possible on how the Local Plan will impact Cuffley & Northaw.  We then have until 
the 24th October to lodge any objections.  Unlike normal planning objections anything that is received 
by the council after the 24th October will not be accepted. 

SCANGB, The Parish Council & The Northaw & Cuffley Residents Association 
SCANGB, The Parish Council & Residents Association will be holding a joint meeting on Friday 23rd 
September at Cuffley Hall.  Door open 7:00pm for a 7:30pm start.  Please arrive early to avoid the 
disappointment of not getting in.  We apologise to those residents who were turned away at the last 
meeting due to a full hall.  Stick fire regulations percent us from holding over capacity meetings. 
We will take you through the process and you will also have the opportunity to hear from our ward 
councillors.  

Make sure to register your email address and a contact number with us so you get all the details. 
email us:  info@scangb.co.uk
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This publication is brought to you by SCANGB working in association with the Northaw & Cuffley 
Residents Association. 
  

Please support the Residents Association by joining, as a member. Find out more by visiting the 
NCRA website www.ncragb.uk

Who will review these objections? 
This will be the Planning Inspector. Although WHBC will be collecting and collating all the objections 
it will be for the Planning Inspector to review them and decide if they are material in judging the 
soundness of the Local Plan. 

Ex-local inspectors review of the Local Plan 
We understand that current and ex-local inspectors have reviewed the Local Plan as a litmus test of 
its soundness but this review has been very one-sided and does not include any input from 
residents.  
It’s not a balanced argument, the Inspector doesn’t have an intimate knowledge of Cuffley & 
Northaw and has only reviewed what has been put in front of them.  We need to provide a resident’s 
perspective (by way of our objections) that will give a balanced argument and raise legitimate issues 
that have been ignored or omitted.
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