
Inspector’s Preliminary Questions – Matter 1 (Duty to Cooperate) 

 

Evidence in support of the Council’s Response: 

Question 1 

 

 

Evidence in this section: 

 Q1c Stevenage SHMA Welwyn Hatfield letter 2012 
 

 Q1d Herts Planning Group ‘Dev Plans’ Minutes August 2013 
 
 Q1e Herts Planning Group ‘Planometer’ March 2013 
 Q1e Herts Planning Group ‘Planometer’ February 2014 
 
 Q1f Welwyn Hatfield SHMA letter to Barnet September 2013 
 Q1f Welwyn Hatfield SHMA letter to Broxbourne September 2013 
 Q1f Welwyn Hatfield SHMA letter to East Herts September 2013 
 Q1f Welwyn Hatfield SHMA letter to Enfield September 2013 
 Q1f Welwyn Hatfield SHMA letter to Hertsmere September 2013 
 Q1f Welwyn Hatfield SHMA letter to North Herts September 2013 
 Q1f Welwyn Hatfield SHMA letter to St Albans September 2013 
 Q1f Welwyn Hatfield SHMA letter to Stevenage September 2013 
 
 Q1j South West Herts Joint Commission SHMA/FEMA Letter August 2014 
 Q1j South West Herts Project Advisory Group Minutes November 2015 
 Q1j South West Herts Project Advisory Group Minutes July 2015 
 Q1j South West Herts Project Advisory Group Minutes February 2015 
 
 Q1k Welwyn Hatfield SHMA Update letter 2017 – Housing need in Barnet 
 Q1k Welwyn Hatfield SHMA Update letter 2017 – Housing need in Broxbourne 
 Q1k Welwyn Hatfield SHMA Update letter 2017 – Housing need in East Herts 
 Q1k Welwyn Hatfield SHMA Update letter 2017 – Housing need in Enfield 
 Q1k Welwyn Hatfield SHMA Update letter 2017 – Housing need in Hertsmere 
 Q1k Welwyn Hatfield SHMA Update letter 2017 – Housing need in North Herts 
 Q1k Welwyn Hatfield SHMA Update letter 2017 – Housing need in St Albans 
 Q1k Welwyn Hatfield SHMA Update letter 2017 – Housing need in Stevenage 
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Dear Richard 
 
Assessing Housing Need 
 
 
I refer to your letter dated 25th May concerning the possibility of joint working on a new SHMA, 
which Tracy Harvey has asked me to respond to. I understand that you have also written a similar 
letter to Sian Chambers, Head of Housing and Community Services. This letter is a response from 
both service areas. 
 
Our current SHMA was undertaken for the London Commuter Belt West and some of this has 
been supplemented by more recent work carried out for us Richard Fordham Associates. 
 
I understand that North Herts have decided to carry out their own SHMA whilst East Herts are part 
of the London Commuter Belt East Sub region which is now being updated. Welwyn Hatfield has a 
housing market relationship with these and other Hertfordshire districts such as St Albans and 
Hertsmere. 
 
In the absence of these authorities being party to a joint commission there would appear to be little 
merit in commissioning a joint SHMA with Stevenage. However, we are more than willing to co-
operate and share available and relevant information with you. We currently hold a Hometrack 
licence which may assist us with market intelligence but as you know the licence restricts our use 
of the information available. 
 
Our SHMA carried out by ORS was based on secondary data and our more recent Housing 
Targets Study carried out by Fordham Research updated primary data from a previous Housing 
Needs Study which predates the SHMA. Are you envisaging commissioning the collection of new 
primary data?  
. 
 
 
 
 

Richard Protheroe 
Head of Housing Partnerships and 
Communications 
Daneshill House 
Danestrete 
Stevenage  
Herts SG1 1HN 

Tracy Harvey  
Head of Planning 

 
 

Reply To: address as below                                                                                                                                
Our Ref: ST/SHMA 

Date: 18th June 2012  
Direct Tel: 01707 357268 

Fax: 01707 357285 
Email: s.tiley@welhat.gov.uk 
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Yours sincerely 
 

 

 
Sue Tiley 
Planning Policy and Implementation Manager 
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HPG Development Plans – 30 August 2013 

Stevenage Borough Council 
 

MINUTES 
 
Attendees  
 
Richard Javes (RJ) (Chair)  Stevenage Borough Council 
Philip Bylo   (PB)   Watford Borough Council  
Claire May  (CM)   Three Rivers District Council 
Carol Hyland  (CHy)   Welwyn Hatfield Borough Council 
Simon Warner  (SW)   Hertsmere Borough Council  
Colin Haigh   (CH)    Broxbourne Borough Council  
Bryan Thomsett  (BT)    East Herts District Council 
John Hoad  (JH)    St Albans District Council  
Laura Wood   (LW)   Dacorum Borough Council 
Richard Kelly  (RK)    North Herts District Council 
Jon Tiley  (JT)   HCC 
Morag Saunders (MS)   HCC 
Anushia Vettivelu (AV)   HCC 
Nicola Ffrench (NF)   HCC 
Des Welton  (DW) (Minutes) Herts Planning Co-ordinator 
 
 

Item Discussion/Conclusion Action 

1 Welcome & Apologies 
 
Apologies received from Julie Greaves (HCC), Sue Tiley 
(Welwyn Hatfield – Carol Hyland substituting) and Rob 
Shipway. 
 

 

2 CIL & Implications of Postponing its Implementation 
 
Rob Shipway’s report had been circulated. 
 
In discussion JT confirmed that an update on progress on 
CIL was included in the HIPP Work Programme and with 
the North Hertfordshire decision not to introduce CIL it is 
imperative that a report is made to HIPP.  However to allow 
fuller discussion it is proposed to take it to the 2 December 
meeting.  By delaying it there will be the opportunity for two 
further CIL Reference Groups, one of which is already 
planned for 17 September; to discuss at HPG; and to seek 
the input of the Chief Finance Officers Group. 
 
The HIPP meeting will also be asked to formally sign off the 
CIL Reference Group and pass the ongoing work to the 
Development Plans Group. 
 
RJ confirmed that Stevenage had also decided not to 
proceed with CIL and will review this position in 2015.  

 
 
 
 
 
 
 
 

RS 
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Apart from North Herts and Stevenage other members 
confirmed that they remained committed to CIL although 
some did have concerns.  SW stated that Hertsmere 
remained enthusiastic and he had concerns that the CIL 
paper was overly negative and that officers would need to 
agree any report that goes to HIPP. 
 

 
 
 
 
 
 
 

3 Spatial Plan for Hertfordshire 
 
JT thanked everyone for their contributions which had all 
been received on time.  As expected the contributions 
varied from authority to authority but the team had now had 
a first attempt at interpreting the information and this was 
presented in the form of three map based layers which 
were presented to the meeting. 
 
Two of the maps looked at constraints.  The first of these 
dealt with Green Belt and environmental designations and 
the other with the harder physical infrastructure constraints 
although presently it concentrated on transport. 
 
Local Strategic Statement 
It was noted that in addition a written Local Strategic 
Statement (LSS) will need to be drafted in due course and 
DW had previously provided an outline of its possible 
content.  RJ commented that if this is to influence the LEP 
the timetable for its production was very tight and progress 
will need to be made for the December HIPP.  It was 
agreed that the LSS, and more specifically the work 
programme it includes, will need to look at SHMA areas 
and the other appropriate duty to co-operate local authority 
groupings on key issues.  The LSS will need to identify the 
potential cross border issues, both within and outside 
Hertfordshire.  These may also need to be mapped. 
 
JT added that it was important to recognise the dual 
purpose of the work being developed for both the Spatial 
Plan and the LSS.  Originally work had progressed because 
of the duty to co-operate and to show that HIPP was 
responding to cross border issues however now the aim of 
influencing the LEP was also a key purpose of the work. 
 
Green Constraints Map 
On the Green constraints map there was broad agreement 
although it was agreed that ‘areas of outstanding natural 
beauty’ could be better annotated with green stripes or 
similar.   
 
Hard Infrastructure Map 
The transport constraints required some additional work 
and JT stated that there had been some internal 
discussions whether other constraint issues should be 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

DW 
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included such as power infrastructure, foul water drainage, 
water supply and broadband but this would have added 
complexity to the map with little added value. 
 
Proposals Map 
The map currently identifies housing sites of 500+ 
dwellings, major employment areas and mixed use and 
town centre developments.  It was noted that one of the 
proposals (no. 32) was shown the wrong side of the 
Stevenage boundary. 
 
Transport proposals depicted on the map were those on the 
LTB priority list and were for £4m plus.  It was agreed 
proposals costing £1 - £4m should also be included.  JH 
suggested that significant education proposals should also 
be included.  There was also some discussion as to 
whether an opportunities map should also be produced but 
instead it was agreed that a symbol should be added that 
identified LEP priority areas, i.e. those items identified in 
the emerging growth strategy.  This would include higher 
education/research, including proposals relating to 
Rothamsted, the green triangle and the University and 
other areas where the LEP had indicated that they wish to 
invest. 
 
Housing Figures Table 
For consistency it was agreed that the figures should relate 
to each local authorities 5 year housing supply but 
presented as an annual figure. 
 
Timetable 
The following timetable was agreed: 
Mon 2 Sept.  HCC circulate maps and housing figure 
   table 
 
Mon 9 Sept.  Districts/Boroughs reply with  
   comments on maps etc. 
 
Wed 11 Sept. HCC reissue final draft versions 
 
Fri 13 Sept.  Information sent to HIPP 
 
Covering HIPP report 
As DW will be on leave JT agreed to produce the covering 
report.  This will explain what has been produced and why.  
It will outline what is included on each map and what the 
next steps are.  This will need to clarify that the maps can 
be used as a basis for further discussion with the LEP and 
that it is also to be presented to the Leader’s Group as work 
in progress.  In addition, the next steps will need to include 
developing the LSS which will identify the strategic issues 
that require further work.  

 
 
 
 
 
 
 

JT/MS 
 
 
 
 

MS 
 
 
 
 
 
 
 

JT/MS 
 
 
 
 
 

JT 
 
 
 
 

JT/MS 
 
 

ALL TO 
NOTE 

 
JT/MS 

 
JT 

 
 
 
 
 

JT 
 
 
 

DW 
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Next Meeting 
In order to further progress this work after the September 
HIPP meeting it was agreed that a further Development 
Plans Group meeting be held during the week commencing 
30 September.  DW to canvas possible date/times. 
 

 
 
 
 
 

DW 

4 Notes of last meeting held on 14 June 2013 
 

The minutes of the previous meeting had been 
circulated.  CHy requested that item 7 (Duty to 
Cooperate) be amended to reflect ST’s feedback given 
at the meeting, i.e. that Welwyn Hatfield had received 
legal advice that it needs to undertake a new SHMA 
which objectively assesses the need for housing in 
WH’s Housing Market Area (not just for the borough). 
There was some disagreement about this approach.  

 

5 HIPP Work Programme 
 
Des Welton referred to the HIPP Work Programme that had 
been circulated.  This had been amended in light of the 
work on the Spatial Plan and is likely to require further 
amendment as a result of the discussions earlier. 
 
RJ commented on the recently published new DCLG online 
guidance that CHy had highlighted.  This may need to be 
reported to HPG main committee and HIPP.  It was agreed 
that it should be added to the agenda for the additional 
meeting to be held week commencing 30 September.  In 
the meantime it was agreed that if any authority decides to 
formally comment on the new online tool they copy the 
information to all.  
 

 
 
 
 

DW 
 
 
 
 
 

DW 
 

ALL TO 
NOTE 

 

6 Duty to Co-operate Update 
 
This item had been dealt with elsewhere on the agenda. 
 

 

7 Round Table – Local Plan, CIL & LTB Update  
 
Watford – consultation on the Local Plan Part II is 
scheduled for November & December.  On CIL the 
consultation on the PDCS has concluded and they are 
working towards producing the Draft Charging Schedule. 
 
Three Rivers – A further Site Allocations consultation is due 
in October with consultations also proposed for later in the 
year with regard to CIL and Gypsies & Travellers. 
 
Welwyn Hatfield – Recently interviewed consultants 
regarding undertaking a new SHMA.  Also propose to 
commission an Economy Study.  Have undertaken a call for 
Gypsy and Traveller sites and are heavily engaged in the 
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Waste Inquiry.  CHy also referred to concerns relating to 
the new DCLG online guidance and the implications of 
affordability issues on objectively assessing the full need for 
housing in the wider HMA. Examples from recent EIPs on 
this issue (and the Duty to Cooperate) were tabled for those 
interested. 
 
Hertsmere – Site Allocations and DM Policies are to go out 
for consultation in September.   Currently consulting on a 
CIL Draft Charging Schedule.  Also propose to commission 
a Gypsy & Traveller needs assessment. 
 
Broxbourne – the draft Local Plan will probably not now be 
out for consultation until next year.  Tenders are expected 
back today on a Gypsy & Traveller assessment.  Transport 
evidence base work is continuing and a housing scheme for 
Hoddesdon has been received. 
 
East Herts – formally agreed to merge parts 1 & 2 of the 
proposed Local Plan to produce a single district wide 
document.  Consultation on the draft Local Plan expected 
to run for 12 weeks from December 2013.  A refresh of 
Development Management policies is to take place.  A 
SHMA Update has been produced.  A brief for Gypsy & 
Traveller work has been produced, but this is not being 
progressed pending appeal decisions awaited from DCLG. 
 
St Albans – still awaiting a definitive answer on the question 
of the five year land supply figure for St Albans.  Also work 
is progressing on the joint Green Belt Review with Dacorum 
and Welwyn Hatfield.  Consultation on this is expected in 
October 2013. 
 
Dacorum – the Core Strategy is scheduled to be adopted in 
September.  There may be legal challenges including from 
Cala Homes, a large landowner and possibly a local action 
group.  Site Allocations work is being developed and a 
Leisure Study Update is also proposed. 
 
North Herts – second round consultation on housing sites is 
proposed.  Work on the Local Plan is scheduled for early 
next year.  Luton and its unmet housing need will be a key 
issue.  A planning application for 1100 houses to the east of 
Luton has also been received. 
 
Stevenage – key issues consultation on the Local Plan has 
completed with over 900 representations received, these 
are currently being assessed.  Stevenage has major 
concerns about the changes to the Highways Agency 
proposals for junction 6 of the A1(M).  These now take 
capacity out of the junction rather than adding it.  
Stevenage has written to the Highways Agency expressing 
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their concerns. 
 
HCC – MS reported that the LTB had received funding of 
£18.5m over 5 years which is at the bottom end of the 
range they had been told to expect.  Funding for future 
design work for proposals will be required and the LEP is a 
potential source.  JT advised that the examination on 
Waste Site Allocations starts next week and there will be a 
recess whilst the New Barnfield Inquiry takes place. 
 

8 Any Other Business 
 
AV advised that she and NF were working on Business 
Travel Plans in Hertfordshire.  They were currently updating 
the guidance and when this is available for consultation 
they will circulate it to the group.  They are also due to 
establish a monitoring system which will include looking at 
data relating to vehicle, bus and cycle use.  This is 
expected to go live in November.  They are also about to 
issue a brief for a Travel Plan for the whole county. 
 
PB asked if anyone had any experience of preparing Whole 
Plan Viability Assessments as referred to in the NPPF.  BT 
stated that East Herts had commissioned Levells to do 
some work in 2012 and RK referred to work in North Herts 
conducted by Dixon Searle. 
 

 
 
 
 

 
 

9 Date of Next meeting    
 
It had been agreed that an additional meeting will be held 
week commencing 30 September at Stevenage.  Details to 
be confirmed. 
 
Subsequent meetings are proposed as follows: 
 
10.00am Friday 1 November 2013 at Stevenage 
10.00am Friday 13 December 2013 at North Herts 
10.00am Friday 21 February 2014 (venue tbc) 
 
If anyone can help by hosting the February meeting above 
please contact the Co-ordinator, Des Welton at 
des.welton@ntlworld.com 
 

 
 

 
 

ALL TO 
NOTE 
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Hertfordshire Planometer (as at March 2013) 
 

Document Key Issues 
Preferred 
Options 

Pre-Submission Submission Examination 
Inspector’s 

Report 
Adoption 

Broxbourne 
Core Strategy 

N/A July 2013 May 2014 Sept 2014 Late 2014 Early 2015 2015 

Dacorum 
Core Strategy 

May 2006 
November 2006 

June 2009 
November 2010 

26/10/11 – 
7/12/11 

22nd June 2012 
9th-18th October 

2012 
Late 2012 / early 

2013 
Spring 2013 

East Herts 
Core Strategy 

September 2010 
Spring/summer 

2013 
 Autumn 2013 Winter 2013/14 Spring 2014 Summer 2014 Autumn 2014 

Hertsmere 
Core Strategy 

February 2006 
November 2007 
December 2010 

28/11/11 – 9/1/12 
December 2008 
January 2012 

May 2012 
(proposed further 

modifications  
consultation Aug-Oct) 

Autumn 2012 
Adopted January 

2013 

North Herts 
Core Strategy 

September 2005 
September 2007 
February 2012 

uncertain – 
possibly early 

2013 

uncertain – 
possibly late 

2013 

uncertain – 
possibly Spring 

2014 

uncertain – 
possibly Autumn 

2014 

uncertain – 
possibly Winter 

2014 

St Albans 
Strategic Local 
Plan 

May 2006 
July 2007 
July 2009 

December 2010 December 2012 May 2013 October 2013 January 2014 Spring 2014 

Stevenage 
Core Strategy 

Summer 2012 Summer 2012 Summer 2013 End 2013 Spring 2014 Autumn 2014 End 2014 

Three Rivers 
Core Strategy 

June 2006 
February 2009 

November 2009 
June 2010 

October 2010 
February 2011 

 
June 2011 

  
September 2011 

Adopted October 
2011  

Watford 
Core Strategy 

December 2005 February 2008 May-June 2011 February 2012 June 2012 November 2012 
Adopted January 

2013 

Welwyn Hatfield 
Core Strategy 

March 2009 
November 2012  
January 2013 

Sept/Oct 2013 February 2014 June 2014 September 2014 December 2014 

Herts Waste LDF   
SA = Oct 2011 

SA = Feb/March 
2012  

CS = June 2011 
CS = Sept 2011 
CS = Nov 2011  

CS = March 2012 
CS = Summer 

2012 

 
Normal text means event has happened.  Underlined text indicates when event is/was scheduled to occur. 
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HERTFORDSHIRE PLANOMETER – FEBRUARY 2014           

 

Local 
Planning 
Authority 

Document Key Issues/ 
Evidence 
Base 

Preferred 
Options (CIL – 
Preliminary 
Draft Charging 
Schedule) 

Pre 
Submission 
(CIL – Draft 
Charging 
Schedule) 

Submission Examination Inspector’s 
Report 

Adoption 

Broxbourne Local Plan  Spring 2014 Autumn 2014 Late 2014 Spring 2015 Summer 
2015 

Summer 
2015 

CIL  Timetable TBC, 
on back of Draft 
Local Plan 
consultation  

Autumn 2014  Late 2014 Spring 2015 Summer 
2015 

Summer 
2015 

Dacorum Core Strategy May 2006 
Nov 2006 
June 2009 

Nov 2010 Oct – Dec 
2011 

June 2012 Oct 2012 July 2013 Sept 2013 – 
subject to 
legal 
challenge 

Site 
Allocations 

 Spring 2014      

CIL   Jan/Feb 2014 Spring 2014 Summer 2014 Summer/ 
Autumn 
2014 

Winter 2014 
(implement-
tation from 1 
Jan 2015) 

East Herts District Plan  Feb – May 2014   Summer 2015   Early 2016 

CIL  Winter 2014/15  Spring 2015  Autumn 2015  Winter 
2015/16 

Hertsmere Core Strategy Feb 2006 Nov 2007 
Dec 2010 

Nov 2011 – 
Jan 2012 

Dec 2008 
Jan 2012 

May 2012 Autumn 2012 Jan 2013 

Site 
Allocations & 
DM Policies 

 Mar – Apr 2014 Late 2014     

CIL  Feb – Mar 2013 Summer 2013  Autumn 2013 Winter 2013 Summer 
2014 

North Herts Local Plan Sept 2005 
Jan 2008 
July 2009 

Sept 2007 Timetable not currently available 
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Local 
Planning 
Authority 

Document Key Issues/ 
Evidence 
Base 

Preferred 
Options (CIL – 
Preliminary 
Draft Charging 
Schedule) 

Pre 
Submission 
(CIL – Draft 
Charging 
Schedule) 

Submission Examination Inspector’s 
Report 

Adoption 

Jan 2012 
Feb 2013 
July 2013 

CIL  Feb 2013 On hold 

St Albans Strategic Local 
Plan 

New LDS, setting out timetable, to be published shortly 

CIL See above 
Stevenage Local Plan  Summer 2013 Timetable not currently available 

CIL Not intending to proceed prior to Summer 2015 
Three Rivers Core Strategy June 2006 Feb 2009 

Nov 2009 
June 2010 
Oct 2010 

Feb 2011 June 2011 Sept 2011 Oct 2011 

Development 
Management 
Policies 

      June 2013 

Gypsy 
Traveller & 
Travelling 
Showpeople 

 Jan 2014  July 2014 Oct 2014 Dec 2014 Jan 2015 

Site 
Allocations 

     Apr 2014 June 2014 

CIL   Aug 2014 Oct/Nov 2014 Dec 2014 Jan 2015 March 2015 

Watford Local Plan Nov 2013 Autumn 2014      

CIL  Mar – Apr 2013 Feb 2014 May 2014 Late 2014 Early 2015 Spring 2015 

Welwyn 
Hatfield 

Core Strategy/ 
Local Plan 

  Nov/Dec 2014 Feb 2015 June 2015 Sept 2015 Dec 2015 

CIL Appointing 
consultant to 
do combined 
Core Strategy 
& CIL stage 2 

Early 2015 Autumn 2015 Winter 2015 Early 2016 Spring 2016 Spring/ 
Summer 
2016 
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Local 
Planning 
Authority 

Document Key Issues/ 
Evidence 
Base 

Preferred 
Options (CIL – 
Preliminary 
Draft Charging 
Schedule) 

Pre 
Submission 
(CIL – Draft 
Charging 
Schedule) 

Submission Examination Inspector’s 
Report 

Adoption 

viability 
assessment 

Herts 
County 
Council 

Waste Plan     Nov 2013 – 
Consulting 
on 
amendments 
Jan – Feb 
2014 

  

Minerals Plan Timetable not currently available 

Local 
Transport Plan 

Timetable not currently available 

 

Strike through text indicates event has happened.  BLUE text indicates when event is/was scheduled to occur 

 

 

Neighbouring Authorities – Local Plans/Other Key Documents 

 

Local 
Planning 
Authority 

Document Key Issues/ 
Evidence 
Base 

Preferred 
Options  

Pre 
Submission  

Submission Examination Inspector’s 
Report 

Adoption 

Central 
Beds 

Development 
Strategy 

 June – Aug 2012 Jan 2013 Submission delayed but anticipated in the near future 

Luton Local Plan June – Aug 
2012 

 Sep/Oct 2014 Jan 2015 May 2015 Aug 2015 Sept 2015 

Harlow Local Plan Nov 2010 – 
Jan 2011 

Consultation to commence in Spring 2014 – remaining timetable not yet finalised 

Epping 
Forest 

Local Plan July – Oct 
2012 

May – Sept 2014 Apr – May 
2015 

Oct 2015 Jan 2016  June 2016 
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Local 
Planning 
Authority 

Document Key Issues/ 
Evidence 
Base 

Preferred 
Options  

Pre 
Submission  

Submission Examination Inspector’s 
Report 

Adoption 

Uttlesford Local Plan June – July 
2012 

 Mar – Apr 
2014 

July 2014 Oct 2014 Jan 2015 Feb 2015 

South 
Cambs 

Local Plan July – Sept 
2012 

Jan 2013 Oct 2013 Spring 2014 Summer/ 
Autumn 2014 

Spring/ 
Summer 
2015 

Spring/ 
Summer 
2015 

Aylesbury 
Vale 

Vale of 
Aylesbury Plan 
(Local Plan) 

 Dec 2010 – Jan 
2012 

Apr – June 
2013 

Summer/ 
Autumn 2013 

Dec 2013 Plan withdrawn 

Chilterns 
 

Local Plan       Nov 2011 

South 
Bucks 

Core Strategy       Feb 2011 

LB Enfield Work being undertaken on progressing a series of DPDs, including Area Action Plans and a CIL  

LB Harrow Core Strategy       Feb 2012 

Site 
Allocations 

      July 2013 

Harrow & 
Wealdstone 
AAP 

      July 2013 

LB Barnet Core Strategy 
& DM Policies 

      Sept 2012 

LB 
Hillingdon 

Local Plan       Nov 2012 

North 
London  

Waste Plan Preparation of a new NLWP now underway – Launch consultation held Apr – June 2013 ? 

West 
London 

Waste Plan Proposed Submission version being prepared Timetable not known 

GLA Further 
Alterations to 
the London 
Plan (FALP) 

 
Draft FALP consultation being held from 15 Jan – Apr 2014.  FALP will be subject to Examination later in 2014. 
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Welwyn Hatfield Borough Council, The Campus, Welwyn Garden City, Herts. AL8 6AE.  
DX 30075, Welwyn Garden City 1 
Tel: 01707 357000 www.welhat.gov.uk 
 
 

 

 
 
 
 
Nick Lynch 
Planning Policy Manager 
London Borough of Barnet 
Building 4, North London Business Park 
Oakleigh Road South 
London 
N11 1NP 
 
 

  
   
 

                                
 

   16 September 2013 

  
Dear Nick 
 
Welwyn Hatfield Strategic Housing Market Assessment – letter of introduction and 
request for assistance in line with the Duty to Cooperate 
 

Welwyn Hatfield Borough Council has recently appointed Turley Associates to undertake a new 
Strategic Housing Market Assessment (SHMA) which will objectively assesses the need for housing 
within the borough and the Welwyn Hatfield Housing Market Area where this varies from the 
borough boundaries.  
 
We recognise that local planning authorities in Hertfordshire and adjoining or nearby London 
Boroughs are at different stages of plan making and evidence gathering. Some have adopted Core 
Strategies, others do not. A number of new SHMAs have recently been commissioned or reached 
completion or existing SHMAs have been updated. Hence the opportunity for a jointly commissioned 
SHMA does not appear to present itself at this time. The outputs from existing SHMAs highlight the 
complex nature of housing markets in the area. Further, whilst there is no one correct methodology 
(different consultants use different models) clearly, different approaches can result in different 
outputs. 
 
We note that whilst your SHMA1 identifies a link with Welwyn Hatfield in terms of migration patterns, 
it does not appear to suggest that Barnet and Welwyn Hatfield share a housing market area. The 
Enfield SHMA indicates that Barnet is a member of the North London housing sub-region with 
Camden, Islington, Westminster, Enfield and Haringey and again, this SHMA2 seeks to draw no 
particular conclusions around a shared housing market area with Welwyn Hatfield. Please let us 
know if this information is still relevant.  
 
As you know, paragraph 159 of the NPPF requires us to have a clear understanding of the housing 
needs in our areas and to prepare a SHMA to assess the full housing needs, working with 
neighbouring authorities where housing market areas cross administrative boundaries. The NPPF 
further explains that SHMAs should identify the scale and mix of housing and the range of tenures 
likely to be required over the plan period which meets household and population projections taking 
into account migration and demographic change. 

                                                           
1 http://www.barnet.gov.uk/downloads/download/349/strategic_housing_market_assessment 
2 http://www.enfield.gov.uk/downloads/file/2078/enfield_strategic_housing_market_assessment_2010  

Tracy Harvey 
Head of Planning 

 

 

Reply To: address as below                                                       
Our Ref: LDF/SHMA 

Direct Tel: 01707 357548  
Email: carol.hyland@welhat.gov.uk  

 

Date: 16th September 2013 
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In addition, the recently published NPPG advises that development needs should be assessed 
working with local authorities in the housing market area and where local plans are at different 
stages of production; local planning authorities can build upon the existing evidence base of partner 
authorities in their housing market areas, although future reviews should then be coordinated. The 
NPPG also provides advice on the Duty to Cooperate (DTC). It says that the DTC should take place 
throughout plan making, including at evidence gathering stages to help identify and assess the 
implications of any cross boundary issues, for example, housing market and travel to work areas. 
The DTC applies to all local planning authorities who are in the process of preparing and reviewing 
a Local Plan and if a local planning authority has an adopted Local Plan it is still required to 
cooperate with a local planning authority that is bringing forward its plan. 
 
In light of all the above, over the next few weeks Turley Associates will be contacting a number of 
authorities and other key stakeholders on our behalf in order to seek agreement for an approach to 
identifying Welwyn Hatfield’s wider housing market area and the objective assessment of need. We 
would very much welcome your assistance and cooperation once contact has been made and look 
forward to working with you in our plan making process. 
 
The project manager from Turley Associates is Antony Pollard who will be assisted in this project by 
Matt Spilsbury.  
 
 
 
Yours sincerely,  

 
Carol Hyland 
Principal Planner – Planning Policy 
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Welwyn Hatfield Borough Council, The Campus, Welwyn Garden City, Herts. AL8 6AE.  
DX 30075, Welwyn Garden City 1 
Tel: 01707 357000 www.welhat.gov.uk 
 
 

 

 
 
 
 
Nick Lynch 
Planning Policy Manager 
London Borough of Barnet 
Building 4, North London Business Park 
Oakleigh Road South 
London 
N11 1NP 
 
 

  
   
 

                                
 

   16 September 2013 

  
Dear Nick 
 
Welwyn Hatfield Strategic Housing Market Assessment – letter of introduction and 
request for assistance in line with the Duty to Cooperate 
 

Welwyn Hatfield Borough Council has recently appointed Turley Associates to undertake a new 
Strategic Housing Market Assessment (SHMA) which will objectively assesses the need for housing 
within the borough and the Welwyn Hatfield Housing Market Area where this varies from the 
borough boundaries.  
 
We recognise that local planning authorities in Hertfordshire and adjoining or nearby London 
Boroughs are at different stages of plan making and evidence gathering. Some have adopted Core 
Strategies, others do not. A number of new SHMAs have recently been commissioned or reached 
completion or existing SHMAs have been updated. Hence the opportunity for a jointly commissioned 
SHMA does not appear to present itself at this time. The outputs from existing SHMAs highlight the 
complex nature of housing markets in the area. Further, whilst there is no one correct methodology 
(different consultants use different models) clearly, different approaches can result in different 
outputs. 
 
We note that whilst your SHMA1 identifies a link with Welwyn Hatfield in terms of migration patterns, 
it does not appear to suggest that Barnet and Welwyn Hatfield share a housing market area. The 
Enfield SHMA indicates that Barnet is a member of the North London housing sub-region with 
Camden, Islington, Westminster, Enfield and Haringey and again, this SHMA2 seeks to draw no 
particular conclusions around a shared housing market area with Welwyn Hatfield. Please let us 
know if this information is still relevant.  
 
As you know, paragraph 159 of the NPPF requires us to have a clear understanding of the housing 
needs in our areas and to prepare a SHMA to assess the full housing needs, working with 
neighbouring authorities where housing market areas cross administrative boundaries. The NPPF 
further explains that SHMAs should identify the scale and mix of housing and the range of tenures 
likely to be required over the plan period which meets household and population projections taking 
into account migration and demographic change. 

                                                           
1 http://www.barnet.gov.uk/downloads/download/349/strategic_housing_market_assessment 
2 http://www.enfield.gov.uk/downloads/file/2078/enfield_strategic_housing_market_assessment_2010  

Tracy Harvey 
Head of Planning 

 

 

Reply To: address as below                                                       
Our Ref: LDF/SHMA 

Direct Tel: 01707 357548  
Email: carol.hyland@welhat.gov.uk  

 

Date: 16th September 2013 
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In addition, the recently published NPPG advises that development needs should be assessed 
working with local authorities in the housing market area and where local plans are at different 
stages of production; local planning authorities can build upon the existing evidence base of partner 
authorities in their housing market areas, although future reviews should then be coordinated. The 
NPPG also provides advice on the Duty to Cooperate (DTC). It says that the DTC should take place 
throughout plan making, including at evidence gathering stages to help identify and assess the 
implications of any cross boundary issues, for example, housing market and travel to work areas. 
The DTC applies to all local planning authorities who are in the process of preparing and reviewing 
a Local Plan and if a local planning authority has an adopted Local Plan it is still required to 
cooperate with a local planning authority that is bringing forward its plan. 
 
In light of all the above, over the next few weeks Turley Associates will be contacting a number of 
authorities and other key stakeholders on our behalf in order to seek agreement for an approach to 
identifying Welwyn Hatfield’s wider housing market area and the objective assessment of need. We 
would very much welcome your assistance and cooperation once contact has been made and look 
forward to working with you in our plan making process. 
 
The project manager from Turley Associates is Antony Pollard who will be assisted in this project by 
Matt Spilsbury.  
 
 
 
Yours sincerely,  
 

 
 
Carol Hyland 
Principal Planner – Planning Policy 
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Colin Haigh 
Planning Policy Manager 
Broxbourne Borough Council 
Environmental Services 
Bishops College, Churchgate 
Cheshunt 
EN8 9XE 
 
 

  
   
 

                                
 

   16 September 2013 

  
Dear Colin, 
 
Welwyn Hatfield Strategic Housing Market Assessment – letter of introduction and 
request for assistance in line with the Duty to Cooperate 
 

At the Hertfordshire Planning Group (Development Plans) meeting on 14th June 2013, Sue Tiley 
advised the group that in order to progress with our Core Strategy, and on the basis of legal advice 
received by the authority, Welwyn Hatfield would need to undertake a new Strategic Housing Market 
Assessment (SHMA) which objectively assesses the need for housing within the borough and the 
Welwyn Hatfield Housing Market Area where this varies from the borough boundaries.  
 
At the subsequent meeting of HPG (DP) on 30 August 2013, I informed the group that we had 
recently completed interviews and I am pleased to confirm that we have now appointed Turley 
Associates to carry out a new SHMA for Welwyn Hatfield Borough Council.  
 
We recognise that local planning authorities in Hertfordshire and adjoining London Boroughs are at 
different stages of plan making and evidence gathering, with a number of new SHMAs having 
recently commenced or reached completion or existing SHMAs being updated. Hence the 
opportunity for a jointly commissioned SHMA does not appear to present itself at this time. 
 
Our understanding of the current position on SHMAs, for areas where there may be a degree of 
cross-over with the Welwyn Hatfield HMA, is set out in the appendix attached to this letter. Please 
let us know if this information is still relevant. The outputs from these SHMAs highlight the complex 
nature of housing markets in the area. Further, whilst there is no one correct methodology (different 
consultants use different models) clearly, different approaches can result in different outputs. 
 
As you know, paragraph 159 of the NPPF requires us to have a clear understanding of the housing 
needs in our areas and to prepare a SHMA to assess the full housing needs, working with 
neighbouring authorities where housing market areas cross administrative boundaries. The NPPF 
further explains that SHMAs should identify the scale and mix of housing and the range of tenures 
likely to be required over the plan period which meets household and population projections taking 
into account migration and demographic change. 
 
  

Tracy Harvey 
Head of Planning 

 

 

Reply To: address as below                                                       
Our Ref: LDF/SHMA 

Direct Tel: 01707 357548  
Email: carol.hyland@welhat.gov.uk  

 

Date: 16th September 2013 
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At HPG on 30 August 2013, a number of recent EIP decisions (relating to Hart, North West 
Leicestershire and Waverly councils) were discussed; principally due to the issues these raise in 
terms of how the Planning Inspectorate are now applying the NPPF, the Duty Cooperate and the 
test of policy soundness in plan making. In addition, the group’s attention was drawn to the very 
recently published National Planning Practice Guidance (NPPG). 
 
As you will be aware, NPPG advises that development needs should be assessed working with 
local authorities in the housing market area and where local plans are at different stages of 
production, local planning authorities can build upon the existing evidence base of partner 
authorities in their housing market areas, although future reviews should then be coordinated. The 
NPPG also provides advice on the Duty to Cooperate (DTC). It says that the DTC should take place 
throughout plan making, including at evidence gathering stages to help identify and assess the 
implications of any cross boundary issues, for example, housing market and travel to work areas. 
The DTC applies to all local planning authorities who are in the process of preparing and reviewing 
a Local Plan and if a local planning authority has an adopted Local Plan it is still required to 
cooperate with a local planning authority that is bringing forward its plan. 
 
In light of all the above, over the next few weeks Turley Associates will be contacting a number of 
authorities and other key stakeholders on our behalf in order to seek agreement for an approach to 
identifying Welwyn Hatfield’s wider housing market area and the objective assessment of need. We 
would very much welcome your assistance and cooperation once contact has been made and we 
will continue to work with you in our plan making process. 
  
The project manager from Turley Associates is Antony Pollard who will be assisted in this project by 
Matt Spilsbury.  
 
 
 
Yours sincerely,  

 
 
Carol Hyland 
Principal Planner – Planning Policy 
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Appendix to SHMA letter 

 
East Herts: The East Herts SHMA1, the LCB (East) SHMA, states that whilst areas such as 
Stevenage and Welwyn Hatfield encroach into the LCB east/M11 sub-region, none include any 
significantly populated areas. (It is understood that an update of the SHMA for East Herts has now 
been completed but not yet published). 
 

North Herts: A SHMA was conducted jointly for North Herts and Stevenage in 2008. This 
concluded that Stevenage and North Herts could be considered a single housing market area 
(3.6.11). North Herts has subsequently commissioned a new SHMA. The SHMA 20132 identifies a 
Stevenage and A1(M) Corridor housing market area (HMA), with the strongest travel to work 
relationships identified as being between Letchworth and Hitchin with Stevenage, and Royston with 
Cambridge. To the south of the Stevenage and A1(M) Corridor HMA, the North Herts SHMA 2013 
identifies a separate Welwyn Garden City functional HMA.  
 

Enfield: The London Borough of Enfield is a member of the North London housing sub-region with 
Camden, Islington, Westminster, Barnet and Haringey. Other than identifying a small level of net out 
migration towards Welwyn Hatfield, the Enfield SHMA3 seeks to draw no particular conclusions 
around a shared HMA with Welwyn Hatfield.  
 

Broxbourne: Compared to the Enfield SHMA, the Broxbourne SHMA (May 2013)4, identifies an 
even smaller level of net out migration towards Welwyn Hatfield. Other than a statement around 
Welwyn Hatfield and Broxbourne being within the South East Broad Rental Market Area used by the 
Valuation Office Agency, the Broxbourne SHMA highlights a limited housing market relationship 
between the two boroughs. CLG work in 2010 referred to in the Broxbourne SHMA suggested that 
Broxbourne could be considered part of the London Housing Market. Subsequent (unspecified) 
ward level analysis placed Broxbourne in a North London HMA with only limited cross over with 
Welwyn Hatfield.  
 

Stevenage: A SHMA was conducted jointly for North Herts and Stevenage in 2008. This concluded 
that Stevenage and North Herts can be considered to be a single HMA (3.6.11). A new SHMA has 
been recently been completed for Stevenage (a draft report was published in 20135). This SHMA 
concludes that, having taken into account matters such as migration, house prices, house types and 
tenures and travel to work patterns and taking a pragmatic approach, the five authorities that 
represent a reasonable approximation to a single housing market are: Stevenage; Welwyn Hatfield; 
North Herts; Luton; and Central Beds. 
 

St Albans: The City and District of St Albans was a partner to the LCB (West) SHMA along with 
Welwyn Hatfield Borough Council and other partner authorities. The LCB (West) SHMA concluded 
that the urban area of St Albans formed a central point for one of four functional housing sub-
markets within the study area. It identified strong links between St Albans the Hemel Hempstead 
sub-market (to the west) and the Welwyn Garden City and Hatfield sub-market to the east. (It is 
understood that St Albans has commissioned a new SHMA with Housing Vision). 
 

                                                           
1 http://www.eastherts.gov.uk/media/pdf/8/j/SHMA_Part_2_-_Sections_1-3.pdf  
2 http://www.north-herts.gov.uk/north_hertfordshire_strategic_housing_market_assessment_part_1.pdf  
3 http://www.enfield.gov.uk/downloads/file/2078/enfield_strategic_housing_market_assessment_2010  
4 http://www.broxbourne.gov.uk/pdf/ppFINAL_REPORT_Broxbourne_SHMA.pdf  
5 http://www.stevenage.gov.uk/content/committees/87812/88269/88273/Executive-28-May-2013-Item-6-BD18.pdf  
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Hertsmere: Hertsmere Borough Council was also a partner to the LCB (West) SHMA. This 
concluded that the majority of Hertsmere, along with Three Rivers District falls within the Watford 
sub-market. Limited cross over was identified between part of Hertsmere and the Welwyn Hatfield 
housing market area. The Inspector’s Report to the Hertsmere Core Strategy found that a number of 

modifications were required including confirmation of a partial review of the plan within 3 years to 
take account of an updated SHMA. 
 

Welwyn Hatfield: For context, the LCB West SHMA concluded that Welwyn Garden City and 
Hatfield are strongly connected to each other and form the central urban points for a housing sub-
market. It further concluded that the Welwyn Hatfield housing sub market could be considered 
independently from other areas, and in the future, Welwyn Hatfield could undertake its own Housing 
Market Assessment. The SHMA explains that whilst there are clear links between the 
Stevenage/A1(M) sub-market and the Welwyn Garden City and Hatfield sub-market, the 
Stevenage/A1(M) sub-market covers large areas of mid-Beds and it is probably more important for 
this area to link up with the Luton and Bedfordshire sub-region. Similarly, whilst the Welwyn Garden 
City and Hatfield sub market extends slightly into East Herts district, the latter primarily relates to the 
Cheshunt/A10 sub-market and has far stronger relationships with partners in the London Commuter 
Belt (east). 

The LCB (West) SHMA shows that Welwyn Hatfield’s functional housing market area largely follows 
borough boundaries (see figure 1 below) but has a degree of cross over with parts of other 
neighbouring authority areas including North Herts (small rural area) to the north of the borough 
boundary, East Herts (larger rural area) to the east of the borough boundary, Hertsmere to the south 
of the borough boundary (mainly rural but including part of an urban area, Potters Bar) and St 
Albans to the west of the borough boundary (small rural area). The south-eastern part borough, 
covering Cuffley and Northaw is shown to share part of a functional housing market with Broxbourne 
to the east and the London Borough of Enfield to the south. 

Figure 1: Identifying the Functional Housing Sub-Markets in the Study Area (Extract from LCB (west) SHMA) 
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Bryan Thomsett 
Planning Policy Manager 
East Herts Council 
Wallfields 
Pegs Lane 
Hertford 
SG13 8EQ 
 
 

  
   
 

                                
 

   16 September 2013 

  
Dear Bryan, 
 
Welwyn Hatfield Strategic Housing Market Assessment – letter of introduction and 
request for assistance in line with the Duty to Cooperate 
 

At the Hertfordshire Planning Group (Development Plans) meeting on 14th June 2013, Sue Tiley 
advised the group that in order to progress with our Core Strategy, and on the basis of legal advice 
received by the authority, Welwyn Hatfield would need to undertake a new Strategic Housing Market 
Assessment (SHMA) which objectively assesses the need for housing within the borough and the 
Welwyn Hatfield Housing Market Area where this varies from the borough boundaries.  
 
At the subsequent meeting of HPG (DP) on 30 August 2013, I informed the group that we had 
recently completed interviews and I am pleased to confirm that we have now appointed Turley 
Associates to carry out a new SHMA for Welwyn Hatfield Borough Council.  
 
We recognise that local planning authorities in Hertfordshire and adjoining London Boroughs are at 
different stages of plan making and evidence gathering, with a number of new SHMAs having 
recently commenced or reached completion or existing SHMAs being updated. Hence the 
opportunity for a jointly commissioned SHMA does not appear to present itself at this time. 
 
Our understanding of the current position on SHMAs, for areas where there may be a degree of 
cross-over with the Welwyn Hatfield HMA, is set out in the appendix attached to this letter. Please 
let us know if this information is still relevant. The outputs from these SHMAs highlight the complex 
nature of housing markets in the area. Further, whilst there is no one correct methodology (different 
consultants use different models) clearly, different approaches can result in different outputs. 
 
As you know, paragraph 159 of the NPPF requires us to have a clear understanding of the housing 
needs in our areas and to prepare a SHMA to assess the full housing needs, working with 
neighbouring authorities where housing market areas cross administrative boundaries. The NPPF 
further explains that SHMAs should identify the scale and mix of housing and the range of tenures 
likely to be required over the plan period which meets household and population projections taking 
into account migration and demographic change. 
 
  

Tracy Harvey 
Head of Planning 

 

 

Reply To: address as below                                                       
Our Ref: LDF/SHMA 

Direct Tel: 01707 357548  
Email: carol.hyland@welhat.gov.uk  

 

Date: 16th September 2013 
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At HPG on 30 August 2013, a number of recent EIP decisions (relating to Hart, North West 
Leicestershire and Waverly councils) were discussed; principally due to the issues these raise in 
terms of how the Planning Inspectorate are now applying the NPPF, the Duty Cooperate and the 
test of policy soundness in plan making. In addition, the group’s attention was drawn to the very 
recently published National Planning Practice Guidance (NPPG). 
 
As you will be aware, NPPG advises that development needs should be assessed working with 
local authorities in the housing market area and where local plans are at different stages of 
production, local planning authorities can build upon the existing evidence base of partner 
authorities in their housing market areas, although future reviews should then be coordinated. The 
NPPG also provides advice on the Duty to Cooperate (DTC). It says that the DTC should take place 
throughout plan making, including at evidence gathering stages to help identify and assess the 
implications of any cross boundary issues, for example, housing market and travel to work areas. 
The DTC applies to all local planning authorities who are in the process of preparing and reviewing 
a Local Plan and if a local planning authority has an adopted Local Plan it is still required to 
cooperate with a local planning authority that is bringing forward its plan. 
 
In light of all the above, over the next few weeks Turley Associates will be contacting a number of 
authorities and other key stakeholders on our behalf in order to seek agreement for an approach to 
identifying Welwyn Hatfield’s wider housing market area and the objective assessment of need. We 
would very much welcome your assistance and cooperation once contact has been made and we 
will continue to work with you in our plan making process. 
 
The project manager from Turley Associates is Antony Pollard who will be assisted in this project by 
Matt Spilsbury.  
 
 
Yours sincerely,  
 

 
Carol Hyland 
Principal Planner – Planning Policy 
 
 
  

129



 

   
 

 
 

 
Appendix to SHMA letter 

 
East Herts: The East Herts SHMA1, the LCB (East) SHMA, states that whilst areas such as 
Stevenage and Welwyn Hatfield encroach into the LCB east/M11 sub-region, none include any 
significantly populated areas. (It is understood that an update of the SHMA for East Herts has now 
been completed but not yet published). 
 

North Herts: A SHMA was conducted jointly for North Herts and Stevenage in 2008. This 
concluded that Stevenage and North Herts could be considered a single housing market area 
(3.6.11). North Herts has subsequently commissioned a new SHMA. The SHMA 20132 identifies a 
Stevenage and A1(M) Corridor housing market area (HMA), with the strongest travel to work 
relationships identified as being between Letchworth and Hitchin with Stevenage, and Royston with 
Cambridge. To the south of the Stevenage and A1(M) Corridor HMA, the North Herts SHMA 2013 
identifies a separate Welwyn Garden City functional HMA.  
 

Enfield: The London Borough of Enfield is a member of the North London housing sub-region with 
Camden, Islington, Westminster, Barnet and Haringey. Other than identifying a small level of net out 
migration towards Welwyn Hatfield, the Enfield SHMA3 seeks to draw no particular conclusions 
around a shared HMA with Welwyn Hatfield.  
 

Broxbourne: Compared to the Enfield SHMA, the Broxbourne SHMA (May 2013)4, identifies an 
even smaller level of net out migration towards Welwyn Hatfield. Other than a statement around 
Welwyn Hatfield and Broxbourne being within the South East Broad Rental Market Area used by the 
Valuation Office Agency, the Broxbourne SHMA highlights a limited housing market relationship 
between the two boroughs. CLG work in 2010 referred to in the Broxbourne SHMA suggested that 
Broxbourne could be considered part of the London Housing Market. Subsequent (unspecified) 
ward level analysis placed Broxbourne in a North London HMA with only limited cross over with 
Welwyn Hatfield.  
 

Stevenage: A SHMA was conducted jointly for North Herts and Stevenage in 2008. This concluded 
that Stevenage and North Herts can be considered to be a single HMA (3.6.11). A new SHMA has 
been recently been completed for Stevenage (a draft report was published in 20135). This SHMA 
concludes that, having taken into account matters such as migration, house prices, house types and 
tenures and travel to work patterns and taking a pragmatic approach, the five authorities that 
represent a reasonable approximation to a single housing market are: Stevenage; Welwyn Hatfield; 
North Herts; Luton; and Central Beds. 
 

St Albans: The City and District of St Albans was a partner to the LCB (West) SHMA along with 
Welwyn Hatfield Borough Council and other partner authorities. The LCB (West) SHMA concluded 
that the urban area of St Albans formed a central point for one of four functional housing sub-
markets within the study area. It identified strong links between St Albans the Hemel Hempstead 
sub-market (to the west) and the Welwyn Garden City and Hatfield sub-market to the east. (It is 
understood that St Albans has commissioned a new SHMA with Housing Vision). 
 

                                                           
1 http://www.eastherts.gov.uk/media/pdf/8/j/SHMA_Part_2_-_Sections_1-3.pdf  
2 http://www.north-herts.gov.uk/north_hertfordshire_strategic_housing_market_assessment_part_1.pdf  
3 http://www.enfield.gov.uk/downloads/file/2078/enfield_strategic_housing_market_assessment_2010  
4 http://www.broxbourne.gov.uk/pdf/ppFINAL_REPORT_Broxbourne_SHMA.pdf  
5 http://www.stevenage.gov.uk/content/committees/87812/88269/88273/Executive-28-May-2013-Item-6-BD18.pdf  
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Hertsmere: Hertsmere Borough Council was also a partner to the LCB (West) SHMA. This 
concluded that the majority of Hertsmere, along with Three Rivers District falls within the Watford 
sub-market. Limited cross over was identified between part of Hertsmere and the Welwyn Hatfield 
housing market area. The Inspector’s Report to the Hertsmere Core Strategy found that a number of 

modifications were required including confirmation of a partial review of the plan within 3 years to 
take account of an updated SHMA. 
 

Welwyn Hatfield: For context, the LCB West SHMA concluded that Welwyn Garden City and 
Hatfield are strongly connected to each other and form the central urban points for a housing sub-
market. It further concluded that the Welwyn Hatfield housing sub market could be considered 
independently from other areas, and in the future, Welwyn Hatfield could undertake its own Housing 
Market Assessment. The SHMA explains that whilst there are clear links between the 
Stevenage/A1(M) sub-market and the Welwyn Garden City and Hatfield sub-market, the 
Stevenage/A1(M) sub-market covers large areas of mid-Beds and it is probably more important for 
this area to link up with the Luton and Bedfordshire sub-region. Similarly, whilst the Welwyn Garden 
City and Hatfield sub market extends slightly into East Herts district, the latter primarily relates to the 
Cheshunt/A10 sub-market and has far stronger relationships with partners in the London Commuter 
Belt (east). 

The LCB (West) SHMA shows that Welwyn Hatfield’s functional housing market area largely follows 
borough boundaries (see figure 1 below) but has a degree of cross over with parts of other 
neighbouring authority areas including North Herts (small rural area) to the north of the borough 
boundary, East Herts (larger rural area) to the east of the borough boundary, Hertsmere to the south 
of the borough boundary (mainly rural but including part of an urban area, Potters Bar) and St 
Albans to the west of the borough boundary (small rural area). The south-eastern part borough, 
covering Cuffley and Northaw is shown to share part of a functional housing market with Broxbourne 
to the east and the London Borough of Enfield to the south. 

Figure 1: Identifying the Functional Housing Sub-Markets in the Study Area (Extract from LCB (west) SHMA) 
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Joanne Woodward 
Head of Planning Policy 
London Borough of Enfield 
Civic Centre 
Silver Street 
Enfield 
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   16 September 2013 

  
Dear Joanne 
 
Welwyn Hatfield Strategic Housing Market Assessment – letter of introduction and request 
for assistance in line with the Duty to Cooperate 

 

Welwyn Hatfield Borough Council has recently appointed Turley Associates to undertake a new 
Strategic Housing Market Assessment (SHMA) which will objectively assesses the need for housing 
within the borough and the Welwyn Hatfield Housing Market Area where this varies from the 
borough boundaries.  
 
We recognise that local planning authorities in Hertfordshire and adjoining or nearby London 
Boroughs are at different stages of plan making and evidence gathering. Some have adopted Core 
Strategies, others do not. A number of new SHMAs have recently been commissioned or reached 
completion or existing SHMAs have been updated. Hence the opportunity for a jointly commissioned 
SHMA does not appear to present itself at this time. The outputs from existing SHMAs highlight the 
complex nature of housing markets in the area. Further, whilst there is no one correct methodology 
(different consultants use different models) clearly, different approaches can result in different 
outputs. 
 
We note from your SHMA that the London Borough of Enfield is a member of the North London 
housing sub-region with Camden, Islington, Westminster, Barnet and Haringey. Other than 
identifying a small level of net out migration towards Welwyn Hatfield, the Enfield SHMA1 seeks to 
draw no particular conclusions around a shared HMA with Welwyn Hatfield. Please let us know if 
this information is still relevant. 
 
As you know, paragraph 159 of the NPPF requires us to have a clear understanding of the housing 
needs in our areas and to prepare a SHMA to assess the full housing needs, working with 
neighbouring authorities where housing market areas cross administrative boundaries. The NPPF 
further explains that SHMAs should identify the scale and mix of housing and the range of tenures 
likely to be required over the plan period which meets household and population projections taking 
into account migration and demographic change. 
 
 

                                                           
1 http://www.enfield.gov.uk/downloads/file/2078/enfield_strategic_housing_market_assessment_2010  

Tracy Harvey 
Head of Planning 

 

 

Reply To: address as below                                                       
Our Ref: LDF/SHMA 

Direct Tel: 01707 357548  
Email: carol.hyland@welhat.gov.uk  

 

Date: 16th September 2013 
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In addition, the recently published NPPG advises that development needs should be assessed 
working with local authorities in the housing market area and where local plans are at different 
stages of production; local planning authorities can build upon the existing evidence base of partner 
authorities in their housing market areas, although future reviews should then be coordinated. The 
NPPG also provides advice on the Duty to Cooperate (DTC). It says that the DTC should take place 
throughout plan making, including at evidence gathering stages to help identify and assess the 
implications of any cross boundary issues, for example, housing market and travel to work areas. 
The DTC applies to all local planning authorities who are in the process of preparing and reviewing 
a Local Plan and if a local planning authority has an adopted Local Plan it is still required to 
cooperate with a local planning authority that is bringing forward its plan. 
 
In light of all the above, over the next few weeks Turley Associates will be contacting a number of 
authorities and other key stakeholders on our behalf in order to seek agreement for an approach to 
identifying Welwyn Hatfield’s wider housing market area and the objective assessment of need. We 
would very much welcome your assistance and cooperation once contact has been made and look 
forward to working with you in our plan making process. 
 
The project manager from Turley Associates is Antony Pollard who will be assisted in this project by 
Matt Spilsbury.  
 

 
 
Yours sincerely,  
 
 
 
Carol Hyland 
Principal Planner – Planning Policy 
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Planning Policy Manager 
Hertsmere Borough Council 
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   17 September 2013 

  
Dear Mark, 
 
Welwyn Hatfield Strategic Housing Market Assessment – letter of introduction and 
request for assistance in line with the Duty to Cooperate 
 

At the Hertfordshire Planning Group (Development Plans) meeting on 14th June 2013, Sue Tiley 
advised the group that in order to progress with our Core Strategy, and on the basis of legal advice 
received by the authority, Welwyn Hatfield would need to undertake a new Strategic Housing Market 
Assessment (SHMA) which objectively assesses the need for housing within the borough and the 
Welwyn Hatfield Housing Market Area where this varies from the borough boundaries.  
 
At the subsequent meeting of HPG (DP) on 30 August 2013, I informed the group that we had 
recently completed interviews and I am pleased to confirm that we have now appointed Turley 
Associates to carry out a new SHMA for Welwyn Hatfield Borough Council.  
 
We recognise that local planning authorities in Hertfordshire and adjoining London Boroughs are at 
different stages of plan making and evidence gathering, with a number of new SHMAs having 
recently commenced or reached completion or existing SHMAs being updated. Hence the 
opportunity for a jointly commissioned SHMA does not appear to present itself at this time. 
 
Our understanding of the current position on SHMAs, for areas where there may be a degree of 
cross-over with the Welwyn Hatfield HMA, is set out in the appendix attached to this letter. Please 
let us know if this information is still relevant. The outputs from these SHMAs highlight the complex 
nature of housing markets in the area. Further, whilst there is no one correct methodology (different 
consultants use different models) clearly, different approaches can result in different outputs. 
 
As you know, paragraph 159 of the NPPF requires us to have a clear understanding of the housing 
needs in our areas and to prepare a SHMA to assess the full housing needs, working with 
neighbouring authorities where housing market areas cross administrative boundaries. The NPPF 
further explains that SHMAs should identify the scale and mix of housing and the range of tenures 
likely to be required over the plan period which meets household and population projections taking 
into account migration and demographic change. 
 
  

Tracy Harvey 
Head of Planning 

 

 

Reply To: address as below                                                       
Our Ref: LDF/SHMA 

Direct Tel: 01707 357548  
Email: carol.hyland@welhat.gov.uk  

 

Date: 16th September 2013 

134

mailto:carol.hyland@welhat.gov.uk


 

   
 

 
 

 
At HPG on 30 August 2013, a number of recent EIP decisions (relating to Hart, North West 
Leicestershire and Waverly councils) were discussed; principally due to the issues these raise in 
terms of how the Planning Inspectorate are now applying the NPPF, the Duty Cooperate and the 
test of policy soundness in plan making. In addition, the group’s attention was drawn to the very 
recently published National Planning Practice Guidance (NPPG). 
 
As you will be aware, NPPG advises that development needs should be assessed working with 
local authorities in the housing market area and where local plans are at different stages of 
production, local planning authorities can build upon the existing evidence base of partner 
authorities in their housing market areas, although future reviews should then be coordinated. The 
NPPG also provides advice on the Duty to Cooperate (DTC). It says that the DTC should take place 
throughout plan making, including at evidence gathering stages to help identify and assess the 
implications of any cross boundary issues, for example, housing market and travel to work areas. 
The DTC applies to all local planning authorities who are in the process of preparing and reviewing 
a Local Plan and if a local planning authority has an adopted Local Plan it is still required to 
cooperate with a local planning authority that is bringing forward its plan. 
 
In light of all the above, over the next few weeks Turley Associates will be contacting a number of 
authorities and other key stakeholders on our behalf in order to seek agreement for an approach to 
identifying Welwyn Hatfield’s wider housing market area and the objective assessment of need. We 
would very much welcome your assistance and cooperation once contact has been made and we 
will continue to work with you in our plan making process. 
 
The project manager from Turley Associates is Antony Pollard who will be assisted in this project by 
Matt Spilsbury.  
 
 
 
Yours sincerely,  
 

 
 
Carol Hyland 
Principal Planner – Planning Policy 
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Appendix to SHMA letter 

 
East Herts: The East Herts SHMA1, the LCB (East) SHMA, states that whilst areas such as 
Stevenage and Welwyn Hatfield encroach into the LCB east/M11 sub-region, none include any 
significantly populated areas. (It is understood that an update of the SHMA for East Herts has now 
been completed but not yet published). 
 

North Herts: A SHMA was conducted jointly for North Herts and Stevenage in 2008. This 
concluded that Stevenage and North Herts could be considered a single housing market area 
(3.6.11). North Herts has subsequently commissioned a new SHMA. The SHMA 20132 identifies a 
Stevenage and A1(M) Corridor housing market area (HMA), with the strongest travel to work 
relationships identified as being between Letchworth and Hitchin with Stevenage, and Royston with 
Cambridge. To the south of the Stevenage and A1(M) Corridor HMA, the North Herts SHMA 2013 
identifies a separate Welwyn Garden City functional HMA.  
 

Enfield: The London Borough of Enfield is a member of the North London housing sub-region with 
Camden, Islington, Westminster, Barnet and Haringey. Other than identifying a small level of net out 
migration towards Welwyn Hatfield, the Enfield SHMA3 seeks to draw no particular conclusions 
around a shared HMA with Welwyn Hatfield.  
 

Broxbourne: Compared to the Enfield SHMA, the Broxbourne SHMA (May 2013)4, identifies an 
even smaller level of net out migration towards Welwyn Hatfield. Other than a statement around 
Welwyn Hatfield and Broxbourne being within the South East Broad Rental Market Area used by the 
Valuation Office Agency, the Broxbourne SHMA highlights a limited housing market relationship 
between the two boroughs. CLG work in 2010 referred to in the Broxbourne SHMA suggested that 
Broxbourne could be considered part of the London Housing Market. Subsequent (unspecified) 
ward level analysis placed Broxbourne in a North London HMA with only limited cross over with 
Welwyn Hatfield.  
 

Stevenage: A SHMA was conducted jointly for North Herts and Stevenage in 2008. This concluded 
that Stevenage and North Herts can be considered to be a single HMA (3.6.11). A new SHMA has 
been recently been completed for Stevenage (a draft report was published in 20135). This SHMA 
concludes that, having taken into account matters such as migration, house prices, house types and 
tenures and travel to work patterns and taking a pragmatic approach, the five authorities that 
represent a reasonable approximation to a single housing market are: Stevenage; Welwyn Hatfield; 
North Herts; Luton; and Central Beds. 
 

St Albans: The City and District of St Albans was a partner to the LCB (West) SHMA along with 
Welwyn Hatfield Borough Council and other partner authorities. The LCB (West) SHMA concluded 
that the urban area of St Albans formed a central point for one of four functional housing sub-
markets within the study area. It identified strong links between St Albans the Hemel Hempstead 
sub-market (to the west) and the Welwyn Garden City and Hatfield sub-market to the east. (It is 
understood that St Albans has commissioned a new SHMA with Housing Vision). 
 

                                                           
1 http://www.eastherts.gov.uk/media/pdf/8/j/SHMA_Part_2_-_Sections_1-3.pdf  
2 http://www.north-herts.gov.uk/north_hertfordshire_strategic_housing_market_assessment_part_1.pdf  
3 http://www.enfield.gov.uk/downloads/file/2078/enfield_strategic_housing_market_assessment_2010  
4 http://www.broxbourne.gov.uk/pdf/ppFINAL_REPORT_Broxbourne_SHMA.pdf  
5 http://www.stevenage.gov.uk/content/committees/87812/88269/88273/Executive-28-May-2013-Item-6-BD18.pdf  
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Hertsmere: Hertsmere Borough Council was also a partner to the LCB (West) SHMA. This 
concluded that the majority of Hertsmere, along with Three Rivers District falls within the Watford 
sub-market. Limited cross over was identified between part of Hertsmere and the Welwyn Hatfield 
housing market area. The Inspector’s Report to the Hertsmere Core Strategy found that a number of 

modifications were required including confirmation of a partial review of the plan within 3 years to 
take account of an updated SHMA. 
 

Welwyn Hatfield: For context, the LCB West SHMA concluded that Welwyn Garden City and 
Hatfield are strongly connected to each other and form the central urban points for a housing sub-
market. It further concluded that the Welwyn Hatfield housing sub market could be considered 
independently from other areas, and in the future, Welwyn Hatfield could undertake its own Housing 
Market Assessment. The SHMA explains that whilst there are clear links between the 
Stevenage/A1(M) sub-market and the Welwyn Garden City and Hatfield sub-market, the 
Stevenage/A1(M) sub-market covers large areas of mid-Beds and it is probably more important for 
this area to link up with the Luton and Bedfordshire sub-region. Similarly, whilst the Welwyn Garden 
City and Hatfield sub market extends slightly into East Herts district, the latter primarily relates to the 
Cheshunt/A10 sub-market and has far stronger relationships with partners in the London Commuter 
Belt (east). 

The LCB (West) SHMA shows that Welwyn Hatfield’s functional housing market area largely follows 
borough boundaries (see figure 1 below) but has a degree of cross over with parts of other 
neighbouring authority areas including North Herts (small rural area) to the north of the borough 
boundary, East Herts (larger rural area) to the east of the borough boundary, Hertsmere to the south 
of the borough boundary (mainly rural but including part of an urban area, Potters Bar) and St 
Albans to the west of the borough boundary (small rural area). The south-eastern part borough, 
covering Cuffley and Northaw is shown to share part of a functional housing market with Broxbourne 
to the east and the London Borough of Enfield to the south. 

Figure 1: Identifying the Functional Housing Sub-Markets in the Study Area (Extract from LCB (west) SHMA) 
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Richard Kelly 
Senior Planning Officer 
North Herts District Council 
Council Offices 
Gernon Road 
Letchworth Garden City 
SG6 3JF 
 
 

  
   
 

                                
 

   16 September 2013 

  
Dear Richard, 
 
Welwyn Hatfield Strategic Housing Market Assessment – letter of introduction and 
request for assistance in line with the Duty to Cooperate 
 

At the Hertfordshire Planning Group (Development Plans) meeting on 14th June 2013, Sue Tiley 
advised the group that in order to progress with our Core Strategy, and on the basis of legal advice 
received by the authority, Welwyn Hatfield would need to undertake a new Strategic Housing Market 
Assessment (SHMA) which objectively assesses the need for housing within the borough and the 
Welwyn Hatfield Housing Market Area where this varies from the borough boundaries.  
 
At the subsequent meeting of HPG (DP) on 30 August 2013, I informed the group that we had 
recently completed interviews and I am pleased to confirm that we have now appointed Turley 
Associates to carry out a new SHMA for Welwyn Hatfield Borough Council.  
 
We recognise that local planning authorities in Hertfordshire and adjoining London Boroughs are at 
different stages of plan making and evidence gathering, with a number of new SHMAs having 
recently commenced or reached completion or existing SHMAs being updated. Hence the 
opportunity for a jointly commissioned SHMA does not appear to present itself at this time. 
 
Our understanding of the current position on SHMAs, for areas where there may be a degree of 
cross-over with the Welwyn Hatfield HMA, is set out in the appendix attached to this letter. Please 
let us know if this information is still relevant. The outputs from these SHMAs highlight the complex 
nature of housing markets in the area. Further, whilst there is no one correct methodology (different 
consultants use different models) clearly, different approaches can result in different outputs. 
 
As you know, paragraph 159 of the NPPF requires us to have a clear understanding of the housing 
needs in our areas and to prepare a SHMA to assess the full housing needs, working with 
neighbouring authorities where housing market areas cross administrative boundaries. The NPPF 
further explains that SHMAs should identify the scale and mix of housing and the range of tenures 
likely to be required over the plan period which meets household and population projections taking 
into account migration and demographic change. 
 
  

Tracy Harvey 
Head of Planning 

 

 

Reply To: address as below                                                       
Our Ref: LDF/SHMA 

Direct Tel: 01707 357548  
Email: carol.hyland@welhat.gov.uk  

 

Date: 16th September 2013 
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At HPG on 30 August 2013, a number of recent EIP decisions (relating to Hart, North West 
Leicestershire and Waverly councils) were discussed; principally due to the issues these raise in 
terms of how the Planning Inspectorate are now applying the NPPF, the Duty Cooperate and the 
test of policy soundness in plan making. In addition, the group’s attention was drawn to the very 
recently published National Planning Practice Guidance (NPPG). 
 
As you will be aware, NPPG advises that development needs should be assessed working with 
local authorities in the housing market area and where local plans are at different stages of 
production, local planning authorities can build upon the existing evidence base of partner 
authorities in their housing market areas, although future reviews should then be coordinated. The 
NPPG also provides advice on the Duty to Cooperate (DTC). It says that the DTC should take place 
throughout plan making, including at evidence gathering stages to help identify and assess the 
implications of any cross boundary issues, for example, housing market and travel to work areas. 
The DTC applies to all local planning authorities who are in the process of preparing and reviewing 
a Local Plan and if a local planning authority has an adopted Local Plan it is still required to 
cooperate with a local planning authority that is bringing forward its plan. 
 
In light of all the above, over the next few weeks Turley Associates will be contacting a number of 
authorities and other key stakeholders on our behalf in order to seek agreement for an approach to 
identifying Welwyn Hatfield’s wider housing market area and the objective assessment of need. We 
would very much welcome your assistance and cooperation once contact has been made and we 
will continue to work with you in our plan making process. 
 
The project manager from Turley Associates is Antony Pollard who will be assisted in this project by 
Matt Spilsbury.  
 
 
 
Yours sincerely,  

 
 
Carol Hyland 
Principal Planner – Planning Policy 
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Appendix to SHMA letter 

 
East Herts: The East Herts SHMA1, the LCB (East) SHMA, states that whilst areas such as 
Stevenage and Welwyn Hatfield encroach into the LCB east/M11 sub-region, none include any 
significantly populated areas. (It is understood that an update of the SHMA for East Herts has now 
been completed but not yet published). 
 

North Herts: A SHMA was conducted jointly for North Herts and Stevenage in 2008. This 
concluded that Stevenage and North Herts could be considered a single housing market area 
(3.6.11). North Herts has subsequently commissioned a new SHMA. The SHMA 20132 identifies a 
Stevenage and A1(M) Corridor housing market area (HMA), with the strongest travel to work 
relationships identified as being between Letchworth and Hitchin with Stevenage, and Royston with 
Cambridge. To the south of the Stevenage and A1(M) Corridor HMA, the North Herts SHMA 2013 
identifies a separate Welwyn Garden City functional HMA.  
 

Enfield: The London Borough of Enfield is a member of the North London housing sub-region with 
Camden, Islington, Westminster, Barnet and Haringey. Other than identifying a small level of net out 
migration towards Welwyn Hatfield, the Enfield SHMA3 seeks to draw no particular conclusions 
around a shared HMA with Welwyn Hatfield.  
 

Broxbourne: Compared to the Enfield SHMA, the Broxbourne SHMA (May 2013)4, identifies an 
even smaller level of net out migration towards Welwyn Hatfield. Other than a statement around 
Welwyn Hatfield and Broxbourne being within the South East Broad Rental Market Area used by the 
Valuation Office Agency, the Broxbourne SHMA highlights a limited housing market relationship 
between the two boroughs. CLG work in 2010 referred to in the Broxbourne SHMA suggested that 
Broxbourne could be considered part of the London Housing Market. Subsequent (unspecified) 
ward level analysis placed Broxbourne in a North London HMA with only limited cross over with 
Welwyn Hatfield.  
 

Stevenage: A SHMA was conducted jointly for North Herts and Stevenage in 2008. This concluded 
that Stevenage and North Herts can be considered to be a single HMA (3.6.11). A new SHMA has 
been recently been completed for Stevenage (a draft report was published in 20135). This SHMA 
concludes that, having taken into account matters such as migration, house prices, house types and 
tenures and travel to work patterns and taking a pragmatic approach, the five authorities that 
represent a reasonable approximation to a single housing market are: Stevenage; Welwyn Hatfield; 
North Herts; Luton; and Central Beds. 
 

St Albans: The City and District of St Albans was a partner to the LCB (West) SHMA along with 
Welwyn Hatfield Borough Council and other partner authorities. The LCB (West) SHMA concluded 
that the urban area of St Albans formed a central point for one of four functional housing sub-
markets within the study area. It identified strong links between St Albans the Hemel Hempstead 
sub-market (to the west) and the Welwyn Garden City and Hatfield sub-market to the east. (It is 
understood that St Albans has commissioned a new SHMA with Housing Vision). 
 

                                                           
1 http://www.eastherts.gov.uk/media/pdf/8/j/SHMA_Part_2_-_Sections_1-3.pdf  
2 http://www.north-herts.gov.uk/north_hertfordshire_strategic_housing_market_assessment_part_1.pdf  
3 http://www.enfield.gov.uk/downloads/file/2078/enfield_strategic_housing_market_assessment_2010  
4 http://www.broxbourne.gov.uk/pdf/ppFINAL_REPORT_Broxbourne_SHMA.pdf  
5 http://www.stevenage.gov.uk/content/committees/87812/88269/88273/Executive-28-May-2013-Item-6-BD18.pdf  
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Hertsmere: Hertsmere Borough Council was also a partner to the LCB (West) SHMA. This 
concluded that the majority of Hertsmere, along with Three Rivers District falls within the Watford 
sub-market. Limited cross over was identified between part of Hertsmere and the Welwyn Hatfield 
housing market area. The Inspector’s Report to the Hertsmere Core Strategy found that a number of 

modifications were required including confirmation of a partial review of the plan within 3 years to 
take account of an updated SHMA. 
 

Welwyn Hatfield: For context, the LCB West SHMA concluded that Welwyn Garden City and 
Hatfield are strongly connected to each other and form the central urban points for a housing sub-
market. It further concluded that the Welwyn Hatfield housing sub market could be considered 
independently from other areas, and in the future, Welwyn Hatfield could undertake its own Housing 
Market Assessment. The SHMA explains that whilst there are clear links between the 
Stevenage/A1(M) sub-market and the Welwyn Garden City and Hatfield sub-market, the 
Stevenage/A1(M) sub-market covers large areas of mid-Beds and it is probably more important for 
this area to link up with the Luton and Bedfordshire sub-region. Similarly, whilst the Welwyn Garden 
City and Hatfield sub market extends slightly into East Herts district, the latter primarily relates to the 
Cheshunt/A10 sub-market and has far stronger relationships with partners in the London Commuter 
Belt (east). 

The LCB (West) SHMA shows that Welwyn Hatfield’s functional housing market area largely follows 
borough boundaries (see figure 1 below) but has a degree of cross over with parts of other 
neighbouring authority areas including North Herts (small rural area) to the north of the borough 
boundary, East Herts (larger rural area) to the east of the borough boundary, Hertsmere to the south 
of the borough boundary (mainly rural but including part of an urban area, Potters Bar) and St 
Albans to the west of the borough boundary (small rural area). The south-eastern part borough, 
covering Cuffley and Northaw is shown to share part of a functional housing market with Broxbourne 
to the east and the London Borough of Enfield to the south. 

Figure 1: Identifying the Functional Housing Sub-Markets in the Study Area (Extract from LCB (west) SHMA) 
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Chris Briggs 
Spatial Planning Manager 
St Albans City and District Council 
Civic Centre 
St Peters Street 
St Albans 
AL1 3JE 
 
 

  
   
 

                                
 

   16 September 2013 

  
Dear Chris, 
 
Welwyn Hatfield Strategic Housing Market Assessment – letter of introduction and 
request for assistance in line with the Duty to Cooperate 
 

At the Hertfordshire Planning Group (Development Plans) meeting on 14th June 2013, Sue Tiley 
advised the group that in order to progress with our Core Strategy, and on the basis of legal advice 
received by the authority, Welwyn Hatfield would need to undertake a new Strategic Housing Market 
Assessment (SHMA) which objectively assesses the need for housing within the borough and the 
Welwyn Hatfield Housing Market Area where this varies from the borough boundaries.  
 
At the subsequent meeting of HPG (DP) on 30 August 2013, I informed the group that we had 
recently completed interviews and I am pleased to confirm that we have now appointed Turley 
Associates to carry out a new SHMA for Welwyn Hatfield Borough Council.  
 
We recognise that local planning authorities in Hertfordshire and adjoining London Boroughs are at 
different stages of plan making and evidence gathering, with a number of new SHMAs having 
recently commenced or reached completion or existing SHMAs being updated. Hence the 
opportunity for a jointly commissioned SHMA does not appear to present itself at this time. 
 
Our understanding of the current position on SHMAs, for areas where there may be a degree of 
cross-over with the Welwyn Hatfield HMA, is set out in the appendix attached to this letter. Please 
let us know if this information is still relevant. The outputs from these SHMAs highlight the complex 
nature of housing markets in the area. Further, whilst there is no one correct methodology (different 
consultants use different models) clearly, different approaches can result in different outputs. 
 
As you know, paragraph 159 of the NPPF requires us to have a clear understanding of the housing 
needs in our areas and to prepare a SHMA to assess the full housing needs, working with 
neighbouring authorities where housing market areas cross administrative boundaries. The NPPF 
further explains that SHMAs should identify the scale and mix of housing and the range of tenures 
likely to be required over the plan period which meets household and population projections taking 
into account migration and demographic change. 
 
  

Tracy Harvey 
Head of Planning 

 

 

Reply To: address as below                                                       
Our Ref: LDF/SHMA 

Direct Tel: 01707 357548  
Email: carol.hyland@welhat.gov.uk  

 

Date: 16th September 2013 
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At HPG on 30 August 2013, a number of recent EIP decisions (relating to Hart, North West 
Leicestershire and Waverly councils) were discussed; principally due to the issues these raise in 
terms of how the Planning Inspectorate are now applying the NPPF, the Duty Cooperate and the 
test of policy soundness in plan making. In addition, the group’s attention was drawn to the very 
recently published National Planning Practice Guidance (NPPG). 
 
As you will be aware, NPPG advises that development needs should be assessed working with 
local authorities in the housing market area and where local plans are at different stages of 
production, local planning authorities can build upon the existing evidence base of partner 
authorities in their housing market areas, although future reviews should then be coordinated. The 
NPPG also provides advice on the Duty to Cooperate (DTC). It says that the DTC should take place 
throughout plan making, including at evidence gathering stages to help identify and assess the 
implications of any cross boundary issues, for example, housing market and travel to work areas. 
The DTC applies to all local planning authorities who are in the process of preparing and reviewing 
a Local Plan and if a local planning authority has an adopted Local Plan it is still required to 
cooperate with a local planning authority that is bringing forward its plan. 
 
In light of all the above, over the next few weeks Turley Associates will be contacting a number of 
authorities and other key stakeholders on our behalf in order to seek agreement for an approach to 
identifying Welwyn Hatfield’s wider housing market area and the objective assessment of need. We 
would very much welcome your assistance and cooperation once contact has been made and we 
will continue to work with you in our plan making process. 
 
The project manager from Turley Associates is Antony Pollard who will be assisted in this project by 
Matt Spilsbury.  
 
 
 
Yours sincerely,  
 

 
Carol Hyland 
Principal Planner – Planning Policy 
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Appendix to SHMA letter 

 
East Herts: The East Herts SHMA1, the LCB (East) SHMA, states that whilst areas such as 
Stevenage and Welwyn Hatfield encroach into the LCB east/M11 sub-region, none include any 
significantly populated areas. (It is understood that an update of the SHMA for East Herts has now 
been completed but not yet published). 
 

North Herts: A SHMA was conducted jointly for North Herts and Stevenage in 2008. This 
concluded that Stevenage and North Herts could be considered a single housing market area 
(3.6.11). North Herts has subsequently commissioned a new SHMA. The SHMA 20132 identifies a 
Stevenage and A1(M) Corridor housing market area (HMA), with the strongest travel to work 
relationships identified as being between Letchworth and Hitchin with Stevenage, and Royston with 
Cambridge. To the south of the Stevenage and A1(M) Corridor HMA, the North Herts SHMA 2013 
identifies a separate Welwyn Garden City functional HMA.  
 

Enfield: The London Borough of Enfield is a member of the North London housing sub-region with 
Camden, Islington, Westminster, Barnet and Haringey. Other than identifying a small level of net out 
migration towards Welwyn Hatfield, the Enfield SHMA3 seeks to draw no particular conclusions 
around a shared HMA with Welwyn Hatfield.  
 

Broxbourne: Compared to the Enfield SHMA, the Broxbourne SHMA (May 2013)4, identifies an 
even smaller level of net out migration towards Welwyn Hatfield. Other than a statement around 
Welwyn Hatfield and Broxbourne being within the South East Broad Rental Market Area used by the 
Valuation Office Agency, the Broxbourne SHMA highlights a limited housing market relationship 
between the two boroughs. CLG work in 2010 referred to in the Broxbourne SHMA suggested that 
Broxbourne could be considered part of the London Housing Market. Subsequent (unspecified) 
ward level analysis placed Broxbourne in a North London HMA with only limited cross over with 
Welwyn Hatfield.  
 

Stevenage: A SHMA was conducted jointly for North Herts and Stevenage in 2008. This concluded 
that Stevenage and North Herts can be considered to be a single HMA (3.6.11). A new SHMA has 
been recently been completed for Stevenage (a draft report was published in 20135). This SHMA 
concludes that, having taken into account matters such as migration, house prices, house types and 
tenures and travel to work patterns and taking a pragmatic approach, the five authorities that 
represent a reasonable approximation to a single housing market are: Stevenage; Welwyn Hatfield; 
North Herts; Luton; and Central Beds. 
 

St Albans: The City and District of St Albans was a partner to the LCB (West) SHMA along with 
Welwyn Hatfield Borough Council and other partner authorities. The LCB (West) SHMA concluded 
that the urban area of St Albans formed a central point for one of four functional housing sub-
markets within the study area. It identified strong links between St Albans the Hemel Hempstead 
sub-market (to the west) and the Welwyn Garden City and Hatfield sub-market to the east. (It is 
understood that St Albans has commissioned a new SHMA with Housing Vision). 
 

                                                           
1 http://www.eastherts.gov.uk/media/pdf/8/j/SHMA_Part_2_-_Sections_1-3.pdf  
2 http://www.north-herts.gov.uk/north_hertfordshire_strategic_housing_market_assessment_part_1.pdf  
3 http://www.enfield.gov.uk/downloads/file/2078/enfield_strategic_housing_market_assessment_2010  
4 http://www.broxbourne.gov.uk/pdf/ppFINAL_REPORT_Broxbourne_SHMA.pdf  
5 http://www.stevenage.gov.uk/content/committees/87812/88269/88273/Executive-28-May-2013-Item-6-BD18.pdf  
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Hertsmere: Hertsmere Borough Council was also a partner to the LCB (West) SHMA. This 
concluded that the majority of Hertsmere, along with Three Rivers District falls within the Watford 
sub-market. Limited cross over was identified between part of Hertsmere and the Welwyn Hatfield 
housing market area. The Inspector’s Report to the Hertsmere Core Strategy found that a number of 

modifications were required including confirmation of a partial review of the plan within 3 years to 
take account of an updated SHMA. 
 

Welwyn Hatfield: For context, the LCB West SHMA concluded that Welwyn Garden City and 
Hatfield are strongly connected to each other and form the central urban points for a housing sub-
market. It further concluded that the Welwyn Hatfield housing sub market could be considered 
independently from other areas, and in the future, Welwyn Hatfield could undertake its own Housing 
Market Assessment. The SHMA explains that whilst there are clear links between the 
Stevenage/A1(M) sub-market and the Welwyn Garden City and Hatfield sub-market, the 
Stevenage/A1(M) sub-market covers large areas of mid-Beds and it is probably more important for 
this area to link up with the Luton and Bedfordshire sub-region. Similarly, whilst the Welwyn Garden 
City and Hatfield sub market extends slightly into East Herts district, the latter primarily relates to the 
Cheshunt/A10 sub-market and has far stronger relationships with partners in the London Commuter 
Belt (east). 

The LCB (West) SHMA shows that Welwyn Hatfield’s functional housing market area largely follows 

borough boundaries (see figure 1 below) but has a degree of cross over with parts of other 
neighbouring authority areas including North Herts (small rural area) to the north of the borough 
boundary, East Herts (larger rural area) to the east of the borough boundary, Hertsmere to the south 
of the borough boundary (mainly rural but including part of an urban area, Potters Bar) and St 
Albans to the west of the borough boundary (small rural area). The south-eastern part borough, 
covering Cuffley and Northaw is shown to share part of a functional housing market with Broxbourne 
to the east and the London Borough of Enfield to the south. 

Figure 1: Identifying the Functional Housing Sub-Markets in the Study Area (Extract from LCB (west) SHMA) 
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Welwyn Hatfield Borough Council, The Campus, Welwyn Garden City, Herts. AL8 6AE.  
DX 30075, Welwyn Garden City 1 
Tel: 01707 357000 www.welhat.gov.uk 
 
 

 

 
 
 
 
Richard Javes 
Planning Policy Manager 
Stevenage Borough Council 
Daneshill House 
Danestrete 
Stevenage 
SG1 1HN 
 
 

  
   
 

                                
 

   16 September 2013 

  
Dear Richard, 
 
Welwyn Hatfield Strategic Housing Market Assessment – letter of introduction and 
request for assistance in line with the Duty to Cooperate 
 

At the Hertfordshire Planning Group (Development Plans) meeting on 14th June 2013, Sue Tiley 
advised the group that in order to progress with our Core Strategy, and on the basis of legal advice 
received by the authority, Welwyn Hatfield would need to undertake a new Strategic Housing Market 
Assessment (SHMA) which objectively assesses the need for housing within the borough and the 
Welwyn Hatfield Housing Market Area where this varies from the borough boundaries.  
 
At the subsequent meeting of HPG (DP) on 30 August 2013, I informed the group that we had 
recently completed interviews and I am pleased to confirm that we have now appointed Turley 
Associates to carry out a new SHMA for Welwyn Hatfield Borough Council.  
 
We recognise that local planning authorities in Hertfordshire and adjoining London Boroughs are at 
different stages of plan making and evidence gathering, with a number of new SHMAs having 
recently commenced or reached completion or existing SHMAs being updated. Hence the 
opportunity for a jointly commissioned SHMA does not appear to present itself at this time. 
 
Our understanding of the current position on SHMAs, for areas where there may be a degree of 
cross-over with the Welwyn Hatfield HMA, is set out in the appendix attached to this letter. Please 
let us know if this information is still relevant. The outputs from these SHMAs highlight the complex 
nature of housing markets in the area. Further, whilst there is no one correct methodology (different 
consultants use different models) clearly, different approaches can result in different outputs. 
 
As you know, paragraph 159 of the NPPF requires us to have a clear understanding of the housing 
needs in our areas and to prepare a SHMA to assess the full housing needs, working with 
neighbouring authorities where housing market areas cross administrative boundaries. The NPPF 
further explains that SHMAs should identify the scale and mix of housing and the range of tenures 
likely to be required over the plan period which meets household and population projections taking 
into account migration and demographic change. 
 
  

Tracy Harvey 
Head of Planning 

 

 

Reply To: address as below                                                       
Our Ref: LDF/SHMA 

Direct Tel: 01707 357548  
Email: carol.hyland@welhat.gov.uk  

 

Date: 16th September 2013 
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At HPG on 30 August 2013, a number of recent EIP decisions (relating to Hart, North West 
Leicestershire and Waverly councils) were discussed; principally due to the issues these raise in 
terms of how the Planning Inspectorate are now applying the NPPF, the Duty Cooperate and the 
test of policy soundness in plan making. In addition, the group’s attention was drawn to the very 
recently published National Planning Practice Guidance (NPPG). 
 
As you will be aware, NPPG advises that development needs should be assessed working with 
local authorities in the housing market area and where local plans are at different stages of 
production, local planning authorities can build upon the existing evidence base of partner 
authorities in their housing market areas, although future reviews should then be coordinated. The 
NPPG also provides advice on the Duty to Cooperate (DTC). It says that the DTC should take place 
throughout plan making, including at evidence gathering stages to help identify and assess the 
implications of any cross boundary issues, for example, housing market and travel to work areas. 
The DTC applies to all local planning authorities who are in the process of preparing and reviewing 
a Local Plan and if a local planning authority has an adopted Local Plan it is still required to 
cooperate with a local planning authority that is bringing forward its plan. 
 
In light of all the above, over the next few weeks Turley Associates will be contacting a number of 
authorities and other key stakeholders on our behalf in order to seek agreement for an approach to 
identifying Welwyn Hatfield’s wider housing market area and the objective assessment of need. We 
would very much welcome your assistance and cooperation once contact has been made and we 
will continue to work with you in our plan making process. 
 
The project manager from Turley Associates is Antony Pollard who will be assisted in this project by 
Matt Spilsbury.  
 
 
Yours sincerely,  
 

 
 
Carol Hyland 
Principal Planner – Planning Policy 
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Appendix to SHMA letter 

 
East Herts: The East Herts SHMA1, the LCB (East) SHMA, states that whilst areas such as 
Stevenage and Welwyn Hatfield encroach into the LCB east/M11 sub-region, none include any 
significantly populated areas. (It is understood that an update of the SHMA for East Herts has now 
been completed but not yet published). 
 

North Herts: A SHMA was conducted jointly for North Herts and Stevenage in 2008. This 
concluded that Stevenage and North Herts could be considered a single housing market area 
(3.6.11). North Herts has subsequently commissioned a new SHMA. The SHMA 20132 identifies a 
Stevenage and A1(M) Corridor housing market area (HMA), with the strongest travel to work 
relationships identified as being between Letchworth and Hitchin with Stevenage, and Royston with 
Cambridge. To the south of the Stevenage and A1(M) Corridor HMA, the North Herts SHMA 2013 
identifies a separate Welwyn Garden City functional HMA.  
 

Enfield: The London Borough of Enfield is a member of the North London housing sub-region with 
Camden, Islington, Westminster, Barnet and Haringey. Other than identifying a small level of net out 
migration towards Welwyn Hatfield, the Enfield SHMA3 seeks to draw no particular conclusions 
around a shared HMA with Welwyn Hatfield.  
 

Broxbourne: Compared to the Enfield SHMA, the Broxbourne SHMA (May 2013)4, identifies an 
even smaller level of net out migration towards Welwyn Hatfield. Other than a statement around 
Welwyn Hatfield and Broxbourne being within the South East Broad Rental Market Area used by the 
Valuation Office Agency, the Broxbourne SHMA highlights a limited housing market relationship 
between the two boroughs. CLG work in 2010 referred to in the Broxbourne SHMA suggested that 
Broxbourne could be considered part of the London Housing Market. Subsequent (unspecified) 
ward level analysis placed Broxbourne in a North London HMA with only limited cross over with 
Welwyn Hatfield.  
 

Stevenage: A SHMA was conducted jointly for North Herts and Stevenage in 2008. This concluded 
that Stevenage and North Herts can be considered to be a single HMA (3.6.11). A new SHMA has 
been recently been completed for Stevenage (a draft report was published in 20135). This SHMA 
concludes that, having taken into account matters such as migration, house prices, house types and 
tenures and travel to work patterns and taking a pragmatic approach, the five authorities that 
represent a reasonable approximation to a single housing market are: Stevenage; Welwyn Hatfield; 
North Herts; Luton; and Central Beds. 
 

St Albans: The City and District of St Albans was a partner to the LCB (West) SHMA along with 
Welwyn Hatfield Borough Council and other partner authorities. The LCB (West) SHMA concluded 
that the urban area of St Albans formed a central point for one of four functional housing sub-
markets within the study area. It identified strong links between St Albans the Hemel Hempstead 
sub-market (to the west) and the Welwyn Garden City and Hatfield sub-market to the east. (It is 
understood that St Albans has commissioned a new SHMA with Housing Vision). 
 

                                                           
1 http://www.eastherts.gov.uk/media/pdf/8/j/SHMA_Part_2_-_Sections_1-3.pdf  
2 http://www.north-herts.gov.uk/north_hertfordshire_strategic_housing_market_assessment_part_1.pdf  
3 http://www.enfield.gov.uk/downloads/file/2078/enfield_strategic_housing_market_assessment_2010  
4 http://www.broxbourne.gov.uk/pdf/ppFINAL_REPORT_Broxbourne_SHMA.pdf  
5 http://www.stevenage.gov.uk/content/committees/87812/88269/88273/Executive-28-May-2013-Item-6-BD18.pdf  
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Hertsmere: Hertsmere Borough Council was also a partner to the LCB (West) SHMA. This 
concluded that the majority of Hertsmere, along with Three Rivers District falls within the Watford 
sub-market. Limited cross over was identified between part of Hertsmere and the Welwyn Hatfield 
housing market area. The Inspector’s Report to the Hertsmere Core Strategy found that a number of 

modifications were required including confirmation of a partial review of the plan within 3 years to 
take account of an updated SHMA. 
 

Welwyn Hatfield: For context, the LCB West SHMA concluded that Welwyn Garden City and 
Hatfield are strongly connected to each other and form the central urban points for a housing sub-
market. It further concluded that the Welwyn Hatfield housing sub market could be considered 
independently from other areas, and in the future, Welwyn Hatfield could undertake its own Housing 
Market Assessment. The SHMA explains that whilst there are clear links between the 
Stevenage/A1(M) sub-market and the Welwyn Garden City and Hatfield sub-market, the 
Stevenage/A1(M) sub-market covers large areas of mid-Beds and it is probably more important for 
this area to link up with the Luton and Bedfordshire sub-region. Similarly, whilst the Welwyn Garden 
City and Hatfield sub market extends slightly into East Herts district, the latter primarily relates to the 
Cheshunt/A10 sub-market and has far stronger relationships with partners in the London Commuter 
Belt (east). 

The LCB (West) SHMA shows that Welwyn Hatfield’s functional housing market area largely follows 
borough boundaries (see figure 1 below) but has a degree of cross over with parts of other 
neighbouring authority areas including North Herts (small rural area) to the north of the borough 
boundary, East Herts (larger rural area) to the east of the borough boundary, Hertsmere to the south 
of the borough boundary (mainly rural but including part of an urban area, Potters Bar) and St 
Albans to the west of the borough boundary (small rural area). The south-eastern part borough, 
covering Cuffley and Northaw is shown to share part of a functional housing market with Broxbourne 
to the east and the London Borough of Enfield to the south. 

Figure 1: Identifying the Functional Housing Sub-Markets in the Study Area (Extract from LCB (west) SHMA) 
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From: Richard Blackburn [Richard.Blackburn@hertsmere.gov.uk] 

Sent: 07 August 2014 19:35 

To: 'Laura Wood'; 'Sarah Pickering'; 'John Chapman';  

'catriona.ramsay@watford.gov.uk'; 'Claire May';  

'andrew.gibson@watford.gov.uk' 

Cc: Carol Hyland; Ann Darnell 

Subject: FW: Jointly Commissioning Strategic Housing and Economic Market Area  

Assessments 

 

All 

 

To note please 

 

Richard 

 

From: Chris Briggs [mailto:Chris.Briggs@stalbans.gov.uk] 

Sent: 07 August 2014 16:53 

To: Richard Blackburn 

Cc: John Hoad; Tracy Harvey; Laura Wood 

Subject: RE: Jointly Commissioning Strategic Housing and Economic Market Area  

Assessments 

 

Richard 

 

Further to our conversation, I am happy to confirm in brief: 

 

St Albans Council has already undertaken a recent SHMA and will be updating it  

in due course.  We are happy to support a ‘reference group’ for your joint  

SHMA and I offer myself as a contact in the first instance. 

 

For the Economy/ Economic Development/ Employment work, the district has  

already undertaken some work and will be doing more in due course in this  

area.  Again we are happy to support a ‘reference group’ for your joint work  

in this area and I offer myself as a contact in the first instance. 

 

 

KR 

 

Christopher Briggs 

Spatial Planning Manager 

Planning & Building Control 

 

St Albans City & District Council 

Direct: 01727 814600 

Ext: 2600 

 

www.stalbans.gov.uk<http://www.stalbans.gov.uk> 

www.stalbans.gov.uk/contact-us<http://www.stalbans.gov.uk/contact-us> 

 

________________________________ 
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From: Richard Blackburn [mailto:Richard.Blackburn@hertsmere.gov.uk] 

Sent: 24 July 2014 10:05 

To: Chris Briggs 

Cc: John Hoad; Tracy Harvey; 'Laura Wood' 

Subject: Jointly Commissioning Strategic Housing and Economic Market Area  

Assessments 

 

Chris 

 

I am writing on behalf of planning officers from Dacorum, Hertsmere, Three  

Rivers and Watford Councils 

 

Officers from these four SW Herts Authorities met on 10 July to discuss how we  

should address key strategic growth issues and in particular what evidence  

should underpin this consideration for our respective Core Strategy Reviews or  

Local Plans. The meeting stemmed from a round of duty to co-operate meetings  

and from a suggestion made by Dacorum earlier in the year to jointly  

commission a strategic housing market assessment. The meeting was attended by  

Carol Hyland (Welwyn-Hatfield) to explain their recent experience of  

commissioning SHMA, economy study and household/population forecasting work. I  

attach a copy of the final draft notes of that meeting for your information. 

 

The outcome of the meeting is that the SW Herts Authorities agreed to: 

 

1.       jointly commission a strategic housing market study  (this will  

include population projections and take into account the DCLG household  

forecasts expected this Autumn); and 

 

2.       jointly commission an economy and economic market area study. 

The studies should cover the SW Herts area and insofar as appropriate cross  

administrative boundaries. 

 

We will be brainstorming and discussing the project brief for each study at a  

meeting on 13 August to be held at 10.00am at Dacorum’s Civic Centre. We will  

also consider some of the practical arrangements  for the completion of the  

studies – e.g. project steering, reference groups to enable wider input. 

 

Your authority may wish to join the four of us in jointly commissioning one or  

both of the studies, and we invite you to do so. The study area(s) would  

obviously be extended in that event.  James Doe (Assistant Director, Dacorum)  

has earlier contacted Tracy in respect of a joint SHMA. The experience of  

Welwyn-Hatfield is that the economic study is not only important in its own  

right, but also inputs into the SHMA. Clearly this is a decision for your  

authority, and you may agree there are good reasons to join with us – for  

example, objectively assessing needs in the light of the best DCLG/ONS  

information, collectively agreeing what that is, demonstrating  through  

effective participation and consultation that the duty to co-operate is being  

met, jointly tackling the growth context for the expansion of Hemel Hempstead  

(which is indicated in the LEP’s Strategic Economic Plan) and elsewhere,  

helping to resist what could be an inappropriate level of growth exported from  
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London. 

 

If you wish to be involved, we would appreciate your reply as soon as possible  

and would like you to attend the meeting on 13 August.  In the event, please  

note that Dacorum has volunteered to hold the SHMA contract and unless you  

wish to manage the ES contract, Hertsmere will volunteer. As a prompt for the  

discussions on 13 August we will use Welwyn-Hatfield’s project briefs and  

other material. 

 

Please note that in any event we will consult you (and others) at key stages  

in the studies and invite you (and other authorities) to be part of a  

‘reference group’. 

 

Regards 

 

Richard 

 

 

[Description: Description: cid:image001.jpg@01CF441F.E333C710] 

Name Richard Blackburn 

Job title: Interim Deputy Team Leader/Senior Planning Officer (Policy Team) 

                      (Normal working days – Tuesdays, Wednesdays and  

Thursdays) Hertsmere Borough Council | Civic Offices | Elstree Way |  

Borehamwood | Herts | WD6 1WA 

e:   

richard.blackburn@hertsmere.gov.uk<mailto:richard.blackburn@hertsmere.gov.uk> 

t: 020 8207 7567 | m: *************** 

Keep up to date with Hertsmere on Twitter and Facebook. 

 

[Description: Description: Twitter]<http://www.twitter.com/HertsmereBC>  

HertsmereBC<http://twitter.com/#!/HertsmereBC>   [Description: Description:  

f_logo] <http://www.facebook.com/home.php#!/pages/Hertsmere/166748720026986>  

Hertsmere<http://www.facebook.com/home.php#!/pages/Hertsmere/166748720026986>  

/ Recycling in Hertsmere<http://www.facebook.com/pages/Recycling-in- 

Hertsmere/156536761056776?v=wall> 

Richard Blackburn 
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Project Advisory Group  
Final Minutes 

 
South West Hertfordshire SHMA and Economy Study 

23rd November 2015 at Hertsmere Civic Centre  
 

Present: Representing: 
Aled Barcroft GL Hearn 
Justin Gardner Justin Gardner Consulting 
Oliver Chapman (OC) Regeneris 
Laura Wood (LW)  Dacorum Borough Council 
John Chapman (JC) Dacorum Borough Council 
Chloe Thomson (CT) Dacorum Borough Council 
Ann Darnell (AD) Hertsmere Borough Council 
Richard Blackburn (RB) Hertsmere Borough Council 
Martin Wells (MW) Three Rivers District Council 
Ian Dunsford (ID) Watford Borough Council 
Ivan Coppins (IC) Watford Borough Council 
Catriona Ramsay (CR) Watford Borough Council 
John Hoad (JH) St Albans District Council 
Carol Hyland (CH) Welwyn Hatfield Borough Council 
 Broxbourne Council 
Greg Macdonald Broxbourne Council 
Max Jackson (MJ) Broxbourne Council 

 
Apologies 

Ricardo Gomez (RG) Regeneris 
Nick Ireland (NI) GL Hearn 
Claire May Three Rivers District Council 
Gerry Ansell Enfield 
Paul Everard Welwyn 
Rachel Goad Three Rivers District Council 
Chris Briggs St Albans District Council 
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1. Matters arising 
 
At the start of the meeting, Richard Blackburn (Hertsmere) stated that the commissioning 
authorities felt there were still 5 areas of work necessary to complete: 

- Issue of objectively assessed needs for individual authorities compared with the 
HMA, as a whole. 

- Advice on older persons accommodation/balance and how to take this forward 
- Justification for using 5 year demographic forecasts. 
- Justification on uplift to housing projection - PPG says look at market uplift.  This 

needs to be clearer. 
- Economy study –a few additional employment areas need to be surveyed.  
 

2. Matters Arising from the Previous PAG  
 
The minutes of the previous meeting were agreed. 
 
Oliver explained that after reviewing evidence there was a strong case for an increase in the 
rate of employment growth in Dacorum.  This was due to the Buncefield event which was a 
one off occurrence that has been reflected in the projections – and this was not felt to be 
representative of growth that Dacorum is likely to experience due to various sector strengths 
and evidence of a strong labour market.  Regeneris looked at the underpinning population in 
EEFM, and this seemed contrary to other working age statistics.  An upward adjustment to 
Dacorum was made as a result.    
 
Hertsmere was also looked at, but economy has been performing well, therefore no 
justification to apply any uplift.  Hertsmere has strong attractors and migrants along with key 
factors for growth and has been creating jobs (with an increase of 1,300 jobs per annum 
since the recession compared to the predicted growth of 600 jobs per annum within the 
EEFM). 
 
Watford and St Albans have strong labour markets and would expect to achieve the highest 
level of growth, but they both have land constraints. 
 
JH – St Albans are a non-commissioning authority.  However, they  are concerned at what 
they regard as a mix up between forecasting work and constraints (policy).  It seems strange 
that the consultants have made major policy based adjustments to the figures.   
 
OC – The adjustments are not policy based but reflect past trends and economic projections  
However, an adjustment has been made for Dacorum, because the projections were found 
to be unambitious and flawed following scrutiny of the data underpinning the EEFM.  
Regeneris has not factored in any policy adjustment in the revised Dacorum figures.    
 
 
CH – Welwyn have updated their SHMA – a labour force uplift of between 9 - 23% is being 
applied by the consultants as a result of interrogating the data in a similar way to Regeneris.  
They considered Experian and EEFM models and a range of projections in order to be PPG 
and NPPF compliant.   
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JH – St Albans understood that the agreement was that targets wouldn’t be published for 
individual authorities in the SHMA and Economy Study.  St Albans objects to the current 
drafts of the reports and feel they should not be published.  Both studies mix up need and 
setting of targets.  We know that some of the need identified cannot be accommodated in 
those districts.  This causes serious issues for St Albans.  An aggregate need for SW Herts 
is all that should be stated.  St Albans disagrees totally with the approach and has a different 
take on recent court cases. 
 
OC – The Economy Study (and SHMA) can’t just be concerned with the overall area.  The 
guidance says it is necessary to consider the type of growth and key locations.  Market 
demand should be factored in.  Economy studies elsewhere have broken the numbers down 
by districts.  We have to do it this way.  Forecasts are available only by individual districts.  
However, there are opportunities to distribute the numbers in a different way. 
 
AB - We aren’t setting targets in the SHMA.  The figures are ‘policy off’.  It’s a requirement to 
produce figures for each authority.  The Satnam Warrington ruling stated that there was a 
need to look at the whole HMA, but figures are also needed at local authority level. 
 
JH – St Albans disagrees with GL Hearn’s views on recent court cases and Inspector’s 
decisions.  There is no need to give figures for each authority.  By assuming that past trends 
will continue, the consultants are taking a ‘policy on’ approach.   
 
JG – The figures aren’t targets, just assumptions. 
 
RB – The OAN is not a target.  As an HMA group, the SW Herts authorities will have to look 
to future senior and political discussions on how to take this forward.  It is important to look 
at these outputs neutrally as far as possible. 
 
3. The market area 
 

� (1) HMA - GL Hearn has looked at the PPG indicators  House prices 
� Migration    
� Areas of search 

 
together with t CURDS work and the  census . Worked alongside Regeneris and looked at 
their work.  Evidence in house prices shows there are clear links with London as SW Herts 
adjoins the  London Market area. Around London, there is a clear distinction between Herts 
and Luton. 
AB- The self containment rate for SW Herts (including St Albans) is 76% (ie: 76% of 
commuter trips are within the area).  Excluding trips to London the self containment rate is 
84%. 
 

� (2) FEMA - Regeneris has looked at the PPG Indicators                         
House Prices   

� Migration 
� Commuting  
� LEP’s 
� Flow of goods and services   
� Service Markets    
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� Catchment of service facilities 
 

 
Regeneris looked at the LEP and how the M1/M25 growth area is distinct from A1(M) area.  
Welwyn Hatfield has not been included in the FEMA as they have clearer links with 
Stevenage’s and North Hertfordshire’s growth. 
 
Goods and services – generally shows a 20km radius for businesses;  
Office rents – generally higher in SW Herts; 
Leisure and retail – show some role for St Albans as a main destination  
 
St Albans should be included in the FEMA. 
 
CH (Welwyn Hatfield) When looking at best fit approach for their SHMA, this changed their 

perception to the SHMA.  Welwyn Hatfield has a poor containment rate.  Their study 
identified an overlap to South West Hertfordshire SHMA. This recognition allows them 
to have conversations on a pragmatic approach. 

 
ACTION – CH to email appropriate wording to RB for paragraph 2.8 and 2.11 
 
Broxbourne – The study needs to recognise linkages to other areas within the county that 
could influence the FEMA. For example, if there are an ‘over-heating’ or displaced demand 
for certain businesses or sectors, where do alternative opportunities exist? The presence of 
transportation links to other parts of the county, as provided by the M25, were quoted an 
important factor in defining the FEMA, as was the availability of land at Plaza Park in 
Broxbourne. 
 
In response, OC stated that the evidence (i.e. commuting data) shows that these links are 
weak and do not justify extending the FEMA. LW added that duty to co-operate meetings 
would be the appropriate forum to discuss any displaced employment space/land where an 
authority wouldn’t be able to meet its needs (i.e. where supply of land is constrained).  
 
 
JH – SADC is worried about the definition of the HMA and FEMA – what has been written 
needs to be reconsidered. HMA - the evidence for the HMA is very weak in respect of house 
price differentials. FEMA – the evidence points to a much larger area than SW Hertfordshire, 
perhaps based on the old regional analysis of the London Arc.  The relationship with London 
has been under-played.  It seems contrived that the SHMA and FEMA boundaries are the 
same.  Internal work has been done in St Albans on a FEMA, but can’t look at it as a single 
approach.   
 
AB – SW Herts is a best fit area based on the PPG indicators – the analysis is done  at a 
more fine grained level and then a ‘best fit’ approach is used to define the HMA at whole 
district level – an approach recommended in PAS guidance. 
 
OC - The reason the SHMA and FEMA are the same is partly as they look mainly at similar 
indicators including migration and commuting.  Commuting is a key indicator because it 
shows the areas from which an economy draws its workforce.  Commuting data shows that 
links between South West Herts authorities and other parts of Hertfordshire are much 
weaker than with St Albans. The current criteria for defining TTWAs (as set out by ONS) is 
that at least 75% of an area's resident workforce works in the area and at least 75% of the 
people who work in the area also live in the area. Without St Albans, the self-containment 
level falls below the 75% threshold recommended within the guidance. Extending the 
HMA/FEMA to include St Albans increases the containment rate from 70% to 76%. 
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JH – The differences are marginal. 
 
OC – Perhaps, but there are still stronger relationships with St Albans than elsewhere. 
 
AB – It is necessary to include St Albans to reach the threshold of 75% containment. 
 
JH – You are presenting the evidence to make it look perfect. 
 
JC – ORS have carried out a study defining HMAs in Bedfordshire and surrounding areas – 
this study identifies the five SW Herts authorities (Dacorum, Hertsmere, St Albans, Three 
Rivers, Watford) as a best fit HMA, which endorses the work GL Hearn have undertaken.  . 
 
JH – Internal work by St Albans shows a sub-regional approach covering a much larger area 
would be appropriate, taking account of the London relationship – probably something akin 
to the latest TTWAs, which are expanding. 
 
CH – Welwyn Hatfield  considers that there is a need to reach a pragmatic decision and go 

with a best fit relationship. 
 
JH – Defining HMA/FEMA boundaries is a lot fuzzier than the reports suggest. 
 
AB- Because of the fuzziness, you have to look at the technical statistics. 
 
OC – Everyone understands that the HMAs and FEMAs overlap, but you have to decide the 

best fit approach. 
  
4&5 Conclusions from SHMA  
 
Demographic trends are the starting point to looking at affordability or economic growth. 
 
2012 SNPP (latest CLG) across HMA show total figure of 3,055 for the period 2013 – 2036. 
This was also tested with the 10 yr trend and with Unattributable Population Change (UPC), 
which is a robust starting point. 
Dynamic projections have to be considered: we are not modelling a recessionary effect. 
 
FEMA shows a 0.8% p.a. employment growth.  That would result in an increase in housing 
need. Conclusions show that 2,391 homes p.a. are required, which is 78% of the 
demographic projection. 
 
SHMA considered housing market signals and affordable housing need – including the 
amount of newly forming and concealed households.  The number of concealed households 
has been growing (i.e. people in HMO’s, 
 and living with parents) since 2001. The demographic evidence shows that this has had a 
considerable impact on  the 25-34 group in particular. Report recommends an affordability 
uplift – i.e. the number of homes that would be needed to return the household formation 
rate of this group to 2001 levels. 
 
Taking that uplift into account, full OAN = 3,150 homes 
 
Variation in Uplift 
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Inspectors’ views have been reviewed – approach taken by G L Hearn has been supported 
at Horsham examination.  
JG - Inspectors have recommended a variety of approaches to an affordability uplift. Any 
more than a 3% uplift in S W Herts would be double counting (this is because the 2012-
based household projections are already building in improvements to household formation in 
the future). 

� Bucks study had around 15 -20% uplift – quite a different approach. 
� East Herts a 20% uplift  
� Wel Hat – 6-16%, showing the return in younger households aged 20-29 
� FALP scenario- mid year estimates would imply a 16% uplift. 

PINS (Keith Holland) recently stated that no LA should be expected to plan for London.  
Which is a mix between policy on and policy off. 
 
Kings Lynn/Norfolk example is helpful in that it was concluded that the function of the SHMA 
is not to meet all needs. 
 
 
GM  - has the impact of infrastructure been taken on board such as Crossrail 2 and HS2? 
 
Crossrail 2 is not a confirmed project so it won’t be factored in. The FEMA factors in the 
Metropolitan Line Extension. 
 
JH – St Albans SHMA – looks at specific house prices and the SW Herts SHMA downplays 
this.  St Albans have tried to downplay the uplift and are in agreement with the 3% approach 
that the SW Herts SHMA uses, but it needs to be explained better. 
 
6. Conclusions from Economy Study 
  
The study followed guidance in the PPG and looked at past trends and completions, and the 
labour supply side to identify job need. 
 
The employment-led and labour supply scenarios were closely aligned, which means that 
the labour supply within the FEMA would meet employment needs (subject to the population 
growing at the rate suggested by the sub-national population projections 2012). 
 
The EEFM suggests an employment growth rate of 0.8% per annum taking account of 
recruitment agencies (e.g. the NHS) where staff were registered within FEMA but worked 
nationally. In terms of translating this into floorspace requirements, the study identifies the 
need for 460,000m2 of B1a/B1b space and 135,000m2 of B8 space across the SW Herts 
FEMA. Applying plot ratios, this translates into a requirement for 52 Ha of land for offices 
and 30 Ha of land for B8 uses (with B2 demand decreasing).   
 
Supply analysis on strategic sites – in reality there are very few sites in the FEMA. 
Maylands has potential to cater for a large proportion of B1 floorspace but will not 
necessarily meet all of the displaced demand from more constrained areas (i.e. St Albans 
and Watford) due to the lack of connectivity (i.e. local rail connection). There is a danger, 
therefore, that employment opportunities may be provided outside the FEMA. However, if all 
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displaced demand were provided at Maylands this could potentially lead to a local 
oversupply.   .  
 
Watford Junction and Watford Business Park –both key areas for investment – are integral 
and key priorities for FEMA. 
 
Still a large shortfall in meeting employment land needs – have looked at Green Belt sites 
and will need to apply exceptional circumstances. 
 
OC - Key priority is to protect existing sites. 
 
There is a need to monitor land freed up from declining supply of manufacturing land.  
Hertsmere and Dacorum generally share need for smaller offices as opposed to larger HQ 
businesses. 
 
GM – PD threat – the London effect, how has this been factored in? 
 
OC – Report explores the potential on SW Herts as a result of its relationship with London.  
However, there is no dataset and it is hard to track. As the implication of permitted 
development rights varies across the different areas within the FEMA, no overall adjustment 
has been applied to the economic scenarios/forecasting work.  The Economy Study 
recognises there are effects from London: however, quantifying this is difficult. SW 
Hertfordshire has the highest rate of growth in working age population compared to other 
LEPs across the UK but a lack of reliable data (with reliable commuting data released once 
every 10 years) and a number of uncertainties makes it difficult to establish the number of 
people working in London and the level of employment space displaced as a result of 
permitted development rights.  
Report has also factored in surveys from businesses – which show there is a need to have 
more housing – otherwise there won’t be sufficient places for workers to live. 
 
JH – St Albans considers that this is a seriously flawed study. The whole study is a mix of 
analysis/evidence and scenarios/assumptions to take it forward.  It shouldn’t do this.  It is 
based on the view that ‘we want SW Herts to expand’, but it doesn’t really explore options, 
including taking account of the London impact..  How can this study refer to sites that are 
currently in the Green Belt?  You are supposed to be looking at evidence on current sites.  It 
is totally unacceptable to refer to Green Belt sites.   
 
OC – These sites were in the Hertfordshire Strategic Sites Study. 
 
JH – This is an old study and you are going way beyond what the study should say.  St 
Albans is worried about the way the report reflects this issue and would have reacted more 
strongly earlier had they known the issues.  
 
OC – The PPG guidance has been followed and the scenarios reflect the guidance.   
 
JH – Where does the PPG say you should assess Green Belt sites? 
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OC – We don’t say that Green Belt sites should be counted as part of the land supply.  We 
have looked at sites identified through current local plans and strategic sites identified in the 
past, but we make no recommendations on specific sites.  If we just stuck to allocated sites, 
we would have to conclude that there is a significant shortfall.  I’m happy to caveat the report 
further. 
 
JH - Did the brief for the Economy Study include making suggestions for strategic sites in a 
district not in the commissioning group?   
 
RB - We asked the consultants to look at old documents, talk to the LEP etc., so a wide 
range of views and opinions were captured.  We will have a look at the St Albans section of    
the report in the light of the comments from St Albans.  I think we are reasonably happy with 
how the report covers sites in the commissioning authorities. 
 
JC – Are SADC happy that the report covers the East Hemel Hempstead and rail freight 
sites in St Albans (given the status of these proposals), as opposed to the other sites? 
 
JH – Correct.  St Albans feels that it has been misled about the nature of the study and its 
involvement.  I would expect the study to flag up East Hemel and the rail freight site, but not 
reach conclusions on what will happen. 
 
RB – It is perfectly reasonable for the study to conclude that if a site came forward there 
would be a market for it. 
 
JH - We are concerned about the analysis of what has happened.  In the past, land has 
been set aside for employment development for 20-30 years, but not taken up e.g. Maylands 
Gateway and North East Hemel Hempstead.  The report talks about need, but is weak in 
discussing how the market has responded. 
 
OC – The report says that the sites in Maylands haven’t been brought forward so far, but 
recent evidence suggests that growth in Dacorum is on the up again.  The report reflects the 
current stage in the market cycle – rents are rising and we expect to see development in the 
next few years.  There is strong evidence of interest for B8 development at Maylands. 
 
 
7. Progress from Economy Study work in surrounding areas  
GM    - Broxbourne Plaza West and Broxbourne – economy study underway. 
 
8 Any other business 
Comments made today will be considered, and there will also be a further 2 week period 
following this meeting for additional comments  from PAG members. 
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Project Advisory Group  
 

South West Hertfordshire SHMA and Economy Study 
6 July 2015 at Watford Town Hall 

 
Present: Representing: 

Nick Ireland (NI) GL Hearn 
Ricardo Gomez (RG) Regeneris 
Oliver Chapman (OC) Regeneris 
Laura Wood (LW)  Dacorum Borough Council 
John Chapman (JC) Dacorum Borough Council 
Ann Darnell (AD) Hertsmere Borough Council 
Grace Middleton (GM) Hertsmere Borough Council 
Rachael Goates (RG) Three Rivers District Council 
David Holmes (DH) Three Rivers District Council 
Ian Dunsford (ID) Watford Borough Council 
Andrew Gibson (AR) Watford Borough Council 
Catriona Ramsay (CR) Watford Borough Council 
Helen George (HG) Watford Borough Council 
Toby Elsam (TE) Watford Borough Council 
Carol Hyland (CH) Welwyn Hatfield Borough Council 
Gerry Ansell London Borough of Enfield 

 
KEY NOTES AND ACTION POINTS 

 

At the start of the meeting, LW stated that following Sarah Barker’s departure from 

Hertsmere, Richard Blackburn (Hertsmere) will take over as lead officer on the Economy 
Study.  

 
1. Update on Work in Adjoining Authorities 
 
 Luton: a written update has been received from Kevin Owen.  The SHMA update 2015 

confirms Luton’s OAN as 17,800 (2011-2031), but Central Bedfordshire’s figure has 
increased.  Luton’s housing supply has increased by 1,000 to 6,700, so unmet need is 
now 11,100.  ORS is reviewing HMA Boundaries in Bedfordshire and surrounding areas 
and the boundaries of the Luton HMA are likely to change.  CH stated that Welwyn 
Hatfield is not happy with the draft proposed boundaries. 
 

 Welwyn Hatfield: a SHMA update has been commissioned (due end of August).  WH 
has an eccentric HMA and the boundaries will be reviewed in light of work in adjoining 
districts.  WH has raised concerns with the emerging North Herts/Stevenage SHMA 
outputs.  The Council has gone to tender on an economy study. 

 
 

  

161

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRw&url=http://www.watfordutc.org/Page.aspx?ID=16150&ei=I7eOVJjsFYyrUfKpgpAG&bvm=bv.81828268,d.d24&psig=AFQjCNE1agz-NctuVn5keMM7nBAJaIkAFA&ust=1418725535124273
http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRw&url=http://www.rtpi.org.uk/education-and-careers/information-for-employers/learning-partners/current-learning-partners/rtpi-learning-partner-profile-three-rivers-district-council/&ei=5raOVIGyKYavU9_hg9AC&bvm=bv.81828268,d.d24&psig=AFQjCNGFuS_5_Nvuv_B1stGmYChwmNu9FQ&ust=1418725470944496
http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRw&url=http://www.johnoconner.co.uk/our-clients/hertsmere-borough-council&ei=eLeOVImwL8P6UuuzgJgH&psig=AFQjCNGesoLU05JtPUGpdHXqzPQQ3Hb0pw&ust=1418725594890168
http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRw&url=http://www.whatsonindacorum.org.uk/art-competition/4580568466&ei=p7eOVILWMYv_Utn5gUA&psig=AFQjCNEtEMv1CzIl3bjB_OhM7KeHxJkOJw&ust=1418725663985283


2 
 

 
 Enfield: a SHMA is underway and also work on the private rented sector.  The new 

London Plan will be picked up in the Enfield Local Plan review – consultation on 
strategic growth options is due autumn 2015, followed by a detailed consultation in 
spring 2016.  In terms of the Housing Market Area Enfield’s SHMA has analysed this in 
the context of the London SHMA and looked at its level of self-containment and 
relationship with adjoining areas. Enfield has a closer relationship with authorities such 
as Haringey and Broxbourne as part of the Lee Valley other neighbouring areas.  
 

 St Albans: a SHMA update has been considered by the Council’s Planning Policy 
Committee – no real change contemplated to the proposed housing target.  St Albans 
Council has been refused leave to appeal the Court’s decision to allow the Radlett 
Strategic Rail Freight Interchange.  Hertfordshire County Council will now consider 
whether to sell their part of the site to the developers.  
 

 Buckinghamshire authorities: GL Hearn has almost completed the Aylesbury Vale 
Housing and Economic Development Needs Assessment (HEDNA), but this will be 
superseded as soon as the Central Bucks HEDNA (covering Aylesbury Vale, Chiltern 
and Wycombe) is completed.   

Action: LW to circulate Kevin Owen’s written update. LW to email SADC and HCC to 
establish situation with regard to Radlett Strategic Rail Freight Interchange. 
Action: CH to keep the group informed about progress on the Bedfordshire/surrounding 
areas HMA Boundaries study.  
 
2. SHMA: Initial findings regarding housing levels, mix and distribution 
 
NI presented GL Hearn’s initial findings, focussing particularly on numbers in the OAN.  Key 
headlines: 
 
 Official projections indicate a need for 3,055 homes p.a. across the HMA (Dacorum 728, 

Hertsmere 593, St Albans 678, Three Rivers 499, Watford 558)… this provides the 
‘starting point’ estimate of housing need. 
 

 Affordable need represents 82% of need in demographic projections.  
 

 The evidence points to increasing the OAN by 3.1% to 3,151 p.a. to improve affordability 
for younger households (25-34 year olds). 
 

 Overall numbers could increase further to 3,249 p.a. to meet the higher economic 
growth scenario, but this is not currently the preferred option in the Economy Study. 
 

 The OAN would be lower if 10 year migration trends are used rather than 5 year trends.  
However, past trends may have been under-estimated – the 2001 Census may have 
been wrong, or more likely migration has been under-estimated.  Therefore, if a long-
term migration trend is used, there is a strong case to adjust the OAN for these factors.  
 

 Housing mix: affordable – need for a roughly equal split between 1 bedroom, 2 bedroom 
and 3+ bedroom units.  Market housing – focus of demand towards 2 and 3 bed 
properties.  All homes - about 15% 1 bedroom, 30% 2 bedroom, 40% 3 bedroom, 15% 
4+ bedrooms. 
 

 Needs for specific groups have been considered.  Projected need for 273 units of 
specialist housing p.a. (sheltered and extra care) as part of OAN.  Also, 133 C2 
residential care units p.a. are needed, in addition to OAN.   
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Action: LW to circulate NI’s note on housing mix for affordable and market housing and 
specialist housing and residential care for older persons.  
 
3. SHMA: questions and discussion  
 
  CH asked how GL Hearn arrived at the 3.1% uplift to improve affordability.  North Herts 

and Stevenage are proposing 10%, as per Eastleigh.  NI stated that the Uttlesford and 
Whitehaven Inspectors had added 10%.  NI advised that the 10% uplift figure is not 
necessarily appropriate in all circumstances – the figure used should reflect local 
demographics. GL Hearn is recommending 3.1% in SW Herts, on the basis that this is 
needed to return household formation rates for 25-34 year olds to 2001 levels by 2021. 
This would represent a return to household formation levels existing prior to house 
prices spiralling relative to earnings.   

   
4. Economy Study: initial findings regarding jobs levels, B-class split, floorspace 

requirements and distribution of need 

 

RG and OC presented Regeneris’s initial findings.  Various changes have been made since 
the May 2015 draft report, to reflect further work e.g. on cleaning up the data, job densities, 
home working and the safety margin for office and industrial/warehousing floorspace needs.  
With regard to the safety margin a 10% margin is now proposed for offices and 5% for 
industrial/warehousing, based on work carried out by Regeneris.  OC added that a previous 
study by Roger Tym & Partners looked at take up of space in Hertfordshire before the 
recession.  This also indicated that a 10% safety margin was appropriate for offices and 5% 
for industrial/warehousing space.   

Key headlines: 
 
 Take up of employment space in the last 10 years has been very low and does not 

provide a credible view of the future. 
 

 The relationship with London is complex – will generate positive economic benefits for 
SW Herts, but difficult to quantify.  Migration, commuting and business relocations have 
been considered.  Net out-commuting from SW Herts to London has not increased 
much 2001-2011, despite fast job growth in London.  An additional job growth scenario 
dealing with London is not proposed.  
 

 Employment led scenario: it is better to use the EEFM than Cambridge Econometrics 
forecasts, because of what the EEFM says about structural change in SW Herts and as 
it predicts good performance in sectors already strong in SW Herts. 
 

 The EEFM predicts 0.7% job growth p.a. in SW Herts (UK average = 0.5%).  This 
translates into a need for 400,000 sq. m. (45 ha.) of additional offices 2013-2036 (i.e. a 
23% increase), reduced manufacturing floorspace and 6 ha. land for B8.  An overall fall 
in floorspace is predicted in Dacorum, including B8. 
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 Labour supply scenario: similar job growth to employment led scenario, but different 
distribution (greatest increases in Watford and St Albans) and higher B8 requirement 
(21 ha.). 
 

 Higher growth scenario: crosses a line into a ‘policy on’ scenario.  Would add about 
13,000 jobs to the baseline (employment led scenario) and involves 560,000 sq. m. 
additional offices (64 ha.) and 33 ha. B8.   The picture is not yet complete - more to do 
on the creative and digital sectors where Regeneris believe there may be potential for 
SW Herts to capture a larger part of the film and television industry supply chain. 
 

 This scenario shows around 7,000 more jobs (and 100,000 sq. m. warehousing 
floorspace) in Dacorum than in the employment led scenario. 
 

 The employment led scenario is emerging as the preferred scenario, although the higher 
growth scenario has some merit, especially for Dacorum (which should look for growth 
more in line with the higher growth scenario).  

 

 
Action: Regeneris to send an electronic copy of their revised presentation to AD, who will 
then circulate it.   
 

Action: Regeneris to reach conclusions on the higher growth scenario, including 
conclusions on the creative and digital sectors. 
 
5.  Economic Study – questions and discussion 

 
 JC referred to GL Hearn’s slide on ‘comparing demographic & economic-led scenarios’.  

Demographic growth indicates an OAN of 3,055 homes p.a., but GL Hearn’s 3.1% uplift 
to improve affordability increases this to 3,151 p.a., almost identical to the OAN implied 
by the alternative higher growth employment scenario (3,154).  Therefore, is the OAN 
proposed by GL Hearn consistent with the higher growth employment scenario?  Also, 
would the preferred economic scenario (which implies an OAN of 2,741 homes p.a.) 
mean increased net out-commuting from SW Herts if we plan for 3,151 homes p.a.?  NI 
explained that an OAN that catered for higher employment growth and improved 
affordability would be 3,154 + 3.1%.  NI agreed that the preferred economic strategy 
implied an increase in out-commuting if we planned for an OAN of 3,151 homes. 
 

 JC also queried the low level of employment growth for Dacorum in the preferred 
economic scenario.  RG said the preferred scenario already paints a positive picture of 
growth across SW Herts, with growth above the UK average.  Also, there is uncertainty 
over the timing and scale of economic growth.  He wondered, therefore, whether there 
should be an adjusted base case that deals with the Dacorum issue, without increasing 
the overall jobs growth figure for SW Herts.  Adopting the baseline Employment led 
scenario with the addition of selected elements of a higher growth scenario was 
acknowledged to be a difficult course of action.   Further thinking on this issue is 
needed. 
 

164



5 
 

 AG commented that Watford can’t accommodate all its own growth and that some of 

this might be diverted to Hemel Hempstead.  He also mentioned that Watford’s self-
containment is falling (out-commuting to London is increasing), there is a growing need 
for healthcare and that the NLP report predicts that the creative industries will be the 
biggest future growth sector in Watford (Andrew – is this correct?).  OC said that whilst 
commuting from Watford to London was increasing, the pattern across SW Herts was 
not consistent and the overall change in net out-commuting was modest.  
 

 CH asked how office to residential conversions were being considered.  OC said that 
this had been discussed with the SW Herts authorities and it has been agreed that each 
authority will make their own adjustment to reflect their particular circumstances.          

 
Action: Regeneris and GL Hearn to give further consideration to the housing/employment 
balance and the case for an adjusted baseline economic growth scenario, with increased 
growth in Dacorum compensated by reduced growth elsewhere in SW Herts. 
 
6. Arrangements for the stakeholder workshop and next steps 

 
 The stakeholder workshop will be held on the afternoon of Monday 14 September at 

Dacorum.  There is also a reserve date of Friday 18 September, which will be used for a 
second session but only if there are too many people to be accommodated on the 14th.  

 
Action: Dacorum to send out invitations to the stakeholder workshop straight after the 27 
July member briefing session. 
 
 The arrangements for feeding back comments on the SHMA and Economy Study were 

discussed. 
 

Action: all to provide feedback on the Economy Study to AD and on the SHMA to LW. The 
aim is to produce a co-ordinated response to the consultants by Monday 13 July.  

 
 CH asked how the SW Herts studies would deal with St Albans, given that St Albans 

Council is proposing low growth (note: as already agreed with St Albans Council, the 
final reports will not include housing OAN or job growth targets for St Albans). 
 

Action: LW to make sure that Chris Briggs at St Albans receives copies of the presentations 
given at today’s meeting.  She will also arrange a meeting with him if necessary.  
 
 LW raised the issue of the timetable for the SHMA and Economy Study. 

 
Action: GL Hearn and Regeneris to liaise on updates to the timetable.  LW will then 
circulate. 
 
7.  AOB 

 
None. 
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Project Advisory Group Meeting 
 

South West Hertfordshire SHMA and Economy Studies 
1.30pm, Friday 6th February, Dacorum Borough Council Offices, Hemel 

Hempstead 
 

Present: Representing: 

Laura Wood (LW)  Dacorum Borough Council 
Chloe Thomson (CT) Dacorum Borough Council 
John Chapman (JC) Dacorum Borough Council 
Lisa Devayya Dacorum Borough Council 
Sarah Pickering Dacorum Borough Council 
Rachael Goates (RG) Three Rivers District Council 
David Holmes (DH) Three Rivers District Council 
Steve Rosevear  (SR) Regeneris 
Amy Gilham (AG) Regeneris 
Margaret Collins (MC) Regeneris 
Nick Ireland (NI) GL Hearn 
Paul McColgan (PM) GL Hearn 
Justin Gardner (JG)  GL Hearn 
Cherie Norris (CN) Watford Borough Council 
Catriona Ramsay (CR) Watford Borough Council 
Ann Darnell (AD) Hertsmere Borough Council 
Richard Blackburn (RB)  Hertsmere Borough Council 
Sarah Barker (SB)  Hertsmere Borough Council 
Alex Castle Hertsmere Borough Council 
Carol Hyland Welwyn Hatfield 
Manpreet Kanda St Albans  
David Broadley Aylesbury Vale 
Paul Everard Welwyn Hatfield (apologies) 

 
KEY NOTES AND ACTION POINTS: 

 
1. Welcome and Introductions 
 
Introductions were made, introducing both consultants and lead officers for each 
Study. 

 
2. GL Hearn Presentation (Presentation slides sent separately) 
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         Nick Ireland and Paul McColgan presented from GL Hearn, with an overview of 
approach, methodology, housing need. 

 
         Initial work on defining the Housing Market Area shows that there are clear links 

between the 4 LA’s and also with St Albans.  Strong relationships  with London but 
not as strong with Luton/Bedford or Chiltern/Bucks. 

 
 Discussion on CLG household projections which are due out 27th February 2015. 
  

 
3. Regeneris Presentation  (Presentation slides sent separately) 
  
Regeneris presented initial findings and how they have gone about defining the 
FEMA. 
 
Conclusions show that SW Herts works well within itself.  They have identified strong 
links with St Albans and also with London but have shown that there are weaker 
links to the west. 
 
 
 4.   Discussion session 

 
Round table updates on stages Local Plans are at in adjoining Local Authorities. 
 

Bucks work/Aylesbury Vale 

Aylesbury Vale has appointed consultants GL Hearn to undertake the housing and 
economic needs assessment (titled ‘Housing and Economic Development Needs 

Assessment (HEDNA)).   
 
Also, ORS have looked at methodologies/links across Bucks.  Initial GL Hearn 
findings  regarding housing needs were produced in October 2014 when they also 
held wider engagement. 
 
The Draft HEDNA findings show that Aylesbury Vale, Chiltern and Wycombe are 
within a Central Buckinghamshire housing market area (HMA) whilst South Bucks 
relates more to districts/boroughs in Berkshire. The northern part of Aylesbury Vale 
relates more to Milton Keynes but overall the ‘best fit’ for Aylesbury Vale is within a 
Central Buckinghamshire HMA.. The Draft HEDNA report also identifies a functional 
economic market area (FEMA) covering Aylesbury Vale, Wycombe and Chiltern 
districts. In addition to the findings of the HMA and FEMA, the HEDNA 
acknowledges there are lesser housing and economic linkages outside the 
HMA/FEMA to other Council areas. The final report is expected in the Spring 
 
Welywn Hatfield (WH) 

SHMA and economy study completed last year. 
 
WH agree there are generally consistent outputs from the SW Herts study to the WH 
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studies (although there are some variations around the FEMA that WH would 
welcome further discussions on). 
 
 
The WH Economy Study is based on Experian and other data . The PAG were 
interested to hear about how the WH SHMA consultants approached  pro rata/ proxy 
analysis where the WH HMA extends into parts of neighbouring Districts including 
Hertsmere and East Herts. 
The WH SHMA asked each LA for its latest OAN and then checked if it was CLG 
compliant. Outputs were benchmarked  against 2011 data  as a default position. 
Ward level data was used for the defined HMA. 
 
WH had a total jobs figure for FEMA –  but had not  disaggregated jobs figures to 
other LA areas and would welcome further discussion. 
 
WH had a different SHMA area to the FEMA.  Strong TTWA with Stevenage (for 
northern part of the borough). 
 
Resources permitting, aim to update work after new household projections come out 
as well as updated TTWA data which has been produced since the WH study, but 
won’t carry out full repeat of studies – may wait until Essex Demographic Group (WH 
are partners) reports next and review need for any further updates. 

 
St Albans 

HMA and SHMA produced in 2013. The HMA showed linkages with Central Beds, 
Dacorum and Welwyn Hatfield. 
 
SW Herts FEMA – don’t disagree with linkages identified but would like to see more 
details and interested in the background data.  St Albans has not defined a FEMA.  
The Draft St Albans Strategic Local Plan doesn’t propose significant employment 
growth and is not based on forecasts of economic growth. 
 
St Albans are currently updating their housing and economic work.  They are not 
doing a full scale update of their SHMA, instead they will re-run one of the scenarios 
in the main SHMA report on 10 year migration. This is the scenario that members 
chose, which was the lowest number, and will incorporate the newest numbers using 
the same consultants. 
 
The interim findings will be reported  to members on 12th February and thereafter the 
consultants will  take update on DCLG household projections into account. 
 
Nick Ireland – There is a great need to have consistent working with St Albans for 
SHMA and also FEMA and the Hemel Hempstead expansion is further factor.  There 
is a strong St Albans office market that links through to the SW Herts study area. 
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Therefore St Albans plays an important role in the study. Nick Ireland suggested a 
joint assessment for the HMA and possibly the economy study too. 
 

St Albans/Regeneris/GL Hearn to discuss further. ACTION 
 
LW –Luton and Central Beds – following the SHMA, might be about to start looking 
at Luton in terms of urban capacity;.   
Central Beds – Inspector decided not to examine household projections this week, 
unmet need issue to be examined after Easter, if Inspector concludes that the duty to 
–co-operate has been passed and the examination should continue. 
 
RB – Inspector Report on Further Alterations to the London Plan (FALP) - Local 
Authorities to use Greater London SHMA as a basis for SHMA work [see attached 
extract from the Inspectors report]. 
 
However, NI said that GLA  intention seems to differ from that. They are encouraging 
London Borough to do more work as their targets do not meet London’s OAN. The 

housing targets in FALP are a minimum and GLA is encouraging boroughs to do 
more to meet London’s needs within London. 
 
AOB/ Round Up           

 

LW – Thanked everyone for attending and inputs. 

The Hertfordshire LEP is proposing District-level employment figures, 

although the source of these figures is unclear.  If any information becomes 

available, it will be sent to the consultants.  ACTION 

Work programme for both studies being progressed.  Next milestone in mid/late April 
to talk about consultants’ findings, before they are discussed more widely with 
stakeholders. 

Any follow up questions on PAG meeting today and comments on the 

presentations, to be sent to consultants within the week. ACTION 

The consultants recommended that HMA and FEMA should be the same; the area 
should comprise Watford, Three Rivers, Hertsmere and Dacorum and St Albans 
districts. 

It was therefore agreed that further analysis on the HMA and FEMA should cover St 
Albans as well as the client authorities, subject to further discussions with St Albans. 

The HMA/FEMA will reflect the current situation, but the scenarios can look at 
different assumptions, such as London’s changing influence on the economy. 
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Separate conversation to take place regarding terminology on, ‘containment 

within Watford and the wider area’, between GL Hearn and Watford. ACTION 
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_____________________________________________ 
From: Lynch, Nick [mailto:Nick.Lynch@barnet.gov.uk]  
Sent: 24 April 2017 12:42 
To: 'Andrew Lowe' 
Cc: Carol Hyland 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Barnet 
 
 
Andrew 

  
Yes the table confirms the Barnet policy position of 2,349 new homes per annum 

  
Regards 

  

Nick Lynch 

Planning Policy Manager 

Barnet House, 1255 High Road,   
London, N20 0EJ 

Tel: 0208 359 4211  
Barnet Online: www.barnet.gov.uk 
www.re-ltd.co.uk  
  
  
  
RE (Regional Enterprise) Limited is a joint venture between Capita plc and London Borough of Barnet.  
Registered in England 08615172. Registered Office: 17 Rochester Row, London, England SW1P 1QT. 
  
Please  consider the environment - do you really need to print this email? 
 

 

  
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk]  

Sent: 21 April 2017 14:09 
To: Lynch, Nick 

Cc: Carol Hyland (C.Hyland@welhat.gov.uk) 

Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Barnet 
  
Nick 
  
Further to my email below, it would be extremely helpful if possible if you are able to provide a 
response by the end of Monday (24th). 
  
Kind regards 
  
Andrew 
  
  
Andrew Lowe  
Planner, Economics 
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10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659  

turley.co.uk  

  

  

  

  

Think of the environment, please do not print unnecessarily  
This e-mail is intended for the above named only, is strictly confidential and may also be legally privileged. If you are not the intended 
recipient please do not read, print, re-transmit, store or act in reliance on it or any attachments. Instead, please notify the sender and 
then immediately and permanently delete it. Turley is a trading name of Turley Associates Ltd, registered in England and Wales 
Registered No 2235387 Registered Office 1 New York Street, Manchester, M1 4HD. Terms and Conditions 

 ___________________________________________________________________ 

From: Andrew Lowe  

Sent: 19 April 2017 17:07 
To: 'nick.lynch@barnet.gov.uk' 

Cc: Carol Hyland (C.Hyland@welhat.gov.uk) 
Subject: Welwyn Hatfield SHMA Update - Housing Need in Barnet 
  
Nick 
  
You may be aware that Turley have been working on behalf of Welwyn Hatfield Borough Council to 
update the Strategic Housing Market Assessment (SHMA), which will form part of the evidence base 
for the emerging Local Plan. This report is intended to provide a single reference point on the 
conclusions of the evidence produced to date (including the 2014 SHMA, the 2015 Partial Update and 
the 2016 Addendum) and includes an updated consideration of data and methodological guidance, 
and its implications for the conclusions on objectively assessed housing needs (OAN). 
  
In line with the earlier documents, the update focuses on reviewing and updating the OAN for the 
administrative area of Welwyn Hatfield. However, given that the borough does not represent a distinct 
or self-contained housing market area (HMA), it is important that this is interpreted within the context 
of a wider HMA where housing needs have been separately assessed. To be clear, the Welwyn 
Hatfield SHMA Update does not separately determine an OAN for other authorities in the wider HMA 
beyond the administrative area of Welwyn Hatfield, either wholly or in part. The update does, 
however, include a summary of the latest OAN position for each of the other authorities in the wider 
HMA to provide context in establishing an updated position on the overall need for housing. 
  
I understand that the approach towards strategic planning in London and the overarching need for 
conformity with the London Plan means that comparable conclusions on the OAN for housing in 
Barnet cannot be made. For illustrative purposes, our update includes a summary table (below) 
comparing official projections with the adjusted demographic projection developed by the GLA in 
establishing its housing needs, and confirms the minimum level of housing provision required annually 
over the decade covered by the latest London Plan (2015 – 2025). Our update is clear that the 
housing requirement is not directly derived from a demographic projection, but incorporates a degree 
of redistribution within London to strategically address its housing needs. This forms the context for 
any implied shortfall. Could you confirm that this captures the policy position in Barnet, and/or advise 
on whether there is any other evidence on the overall need for housing in the borough that we should 
be taking into account? 
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  Publicati
on date 
and 
assessm
ent 
period 

The ‘starting point’  Adjusted 
demogra
phic 
projection 

Uplift 
associate
d with 
market 
signals 

Uplift 
associate
d with 
likely job 
growth 

Consideri
ng 
affordabl
e 
housing 
need 

Final 
conclude
d OAN 
and main 
compone
nts 

2012-
based 
SNHP 

2014-based SNHP 

Barnet, set 
through the 
London Plan 

2015 – 
2025 

London 
Plan 

2,987hhpa 2,979hhpa 2,249hhp
a 
2013 
round GLA 
Central 
projection 

Not applicable  (2,349dpa
) 

  
I look forward to receiving your response, and please feel free to contact me on 0161 233 7676 if you 
would like to discuss. We are currently looking to finalise the report and it would therefore be 
extremely helpful if you are able to provide a response by next week (w/c 24 April). 
  
Kind regards 
  
Andrew 
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____________________________________________ 
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk]  
Sent: 24 April 2017 08:34 
To: Martin Paine 
Cc: Antony Pollard; Carol Hyland 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Broxbourne 
 
 

 
Martin 
  
Thanks for confirming. 
  
Kind regards 
  
Andrew 
  

 Andrew Lowe  
Planner, Economics 

 

10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659  

turley.co.uk  

  

  

 

From: Martin Paine [mailto:martin.paine@broxbourne.gov.uk]  

Sent: 21 April 2017 16:36 
To: Andrew Lowe 

Cc: Antony Pollard; Carol Hyland (C.Hyland@welhat.gov.uk) 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Broxbourne 
  
Hi Andrew, 

  
You have identified the latest published study and included the correct figures, although please note 
that we are very shortly going to be publishing an OAN review. 

  
Regards, 
  
Martin 
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From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk]  
Sent: 19 April 2017 16:36 

To: Martin Paine 
Cc: Antony Pollard; Carol Hyland (C.Hyland@welhat.gov.uk) 

Subject: Welwyn Hatfield SHMA Update - Housing Need in Broxbourne 
  
Martin 
  
You may be aware that Turley have been working on behalf of Welwyn Hatfield Borough Council to 
update the Strategic Housing Market Assessment (SHMA), which will form part of the evidence base 
for the emerging Local Plan. This report is intended to provide a single reference point on the 
conclusions of the evidence produced to date (including the 2014 SHMA, the 2015 Partial Update and 
the 2016 Addendum) and includes an updated consideration of data and methodological guidance, 
and its implications for the conclusions on objectively assessed housing needs (OAN). 
  
In line with the earlier documents, the update focuses on reviewing and updating the OAN for the 
administrative area of Welwyn Hatfield. However, given that the borough does not represent a distinct 
or self-contained housing market area (HMA), it is important that this is interpreted within the context 
of a wider HMA where housing needs have been separately assessed. To be clear, the Welwyn 
Hatfield SHMA Update does not separately determine an OAN for other authorities in the wider HMA 
beyond the administrative area of Welwyn Hatfield, either wholly or in part. The update does, 
however, include a summary of the latest OAN position for each of the other authorities in the wider 
HMA to provide context in establishing an updated position on the overall need for housing. 
  
Could you please confirm that the latest evidence of housing needs in Broxbourne was published in 
May 2016? 
                                                                                                                                                                      
Our update includes a summary table identifying the demographic ‘starting point’ of the latest 2014-
based and earlier 2012-based household projections (emboldening the projection available at the time 
that the report was prepared), and summarising the adjustments applied in arriving at a concluded 
position on OAN with reference to each stage of the methodology advocated by the PPG. Could you 
please confirm that this table captures the latest OAN position for Broxbourne? 
  
  Publicati

on date 
and 
assessm
ent 
period 

The ‘starting point’  Adjusted 
demogra
phic 
projection 

Uplift 
associate
d with 
market 
signals 

Uplift 
associate
d with 
likely job 
growth 

Consideri
ng 
affordabl
e 
housing 
need 

Final 
conclude
d OAN 
and main 
compone
nts 

2012-
based 
SNHP 

2014-based SNHP 

Broxbourne May 2016 
2014 – 
2031 

380hhpa 401hhpa 399dpa 
2012-
based 
projections 
adjusted 
to take 
account of 
2014 MYE 

419dpa 
(+5%) 
Adjustmen
t to 
household 
formation 
rates (25 
– 34) to 
return to 
2001 rates 
by 2025  

419dpa 

No 
separate 
adjustmen
t as it is 
concluded 
that job 
growth 
can be 
supported 
by the 
demograp
hic 
projection. 

419dpa 

No distinct 
adjustmen
t applied, 
with any 
uplift 
considere
d to be a 
policy-on 
decision 

419dpa 
Rebasing 
2012 
SNHP 
‘starting 
point’ and 
allowing 
for 
recovery 
in younger 
household 
formation 
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I look forward to receiving your response, and please feel free to contact me on 0161 233 7676 if you 
would like to discuss. We are currently looking to finalise the report and it would therefore be 
extremely helpful if you are able to provide a response by next week (w/c 24 April). 
  
Kind regards 
  
Andrew 
  
 

  
Andrew Lowe  
Planner, Economics 

 

10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659  

turley.co.uk  
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-----Original Message----- 
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk]  
Sent: 24 April 2017 08:34 
To: Sime Claire 
Cc: Carol Hyland 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in East Hertfordshire 
 
Claire 
 
I will make sure that the supporting text is clear on this as requested. 
 
Kind regards 
 
Andrew 
 
 
 
 
Andrew Lowe 
Planner, Economics 
 
 
[Turley]<http://turley.co.uk> 
 
10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659 
 
 

 
 
From: Sime Claire [mailto:Claire.Sime@eastherts.gov.uk] 
Sent: 21 April 2017 15:19 
To: Andrew Lowe 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in East Hertfordshire 
 
Hi Andrew, 
 
Thank you. Happy that this reflects the February 2017 position. 
 
Please can it be made clear in the text supporting the table that the Council will be undertaking 
further work to identify an up-to-date OAHN figure prior to the Examination hearing sessions. 
 
Kind regards, 
 
Claire 
 
Claire Sime 
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Planning Policy Manager 
Direct Dial: 01992 531626 
East Herts Council 
Wallfields 
Pegs Lane 
Hertford 
SG13 8EQ 
claire.sime@eastherts.gov.uk<mailto:claire.sime@eastherts.gov.uk> 
www.eastherts.gov.uk<http://www.eastherts.gov.uk/> 
 

 
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk] 
Sent: 21 April 2017 10:48 
To: Sime Claire 
Cc: Antony Pollard; C.Hyland@welhat.gov.uk 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in East Hertfordshire 
 
Claire 
 
Thanks for the helpful response. I have updated our report to reference this latest evidence, and 
highlight the Council’s intention to undertake further work to update the OAN prior to Examination. I 
have updated the summary table as follows, which I believe accurately captures the latest position 
set out in February: 
 
 
 
 
 
Publication date and assessment period 
 
 
The ‘starting point’ 
 
 
Adjusted demographic projection 
 
 
Uplift associated with market signals 
 
 
Uplift associated with likely job growth 
 
 
Considering affordable housing need 
 
 
Final concluded OAN and main components 
 
 
2012-based SNHP 
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2014-based SNHP 
 
 
East Hertfordshire, part of the West Essex and East Hertfordshire housing market area 
 
 
February 2017 
2011 – 2033 
 
 
779hhpa 
 
 
784hhpa 
 
 
668dpa 
Adjusted for long-term migration trends over 10 year period (2005 – 2015), with headship rates 
adjusted to reflect anticipated methodological changes proposed by the ONS 
 
 
768 – 782dpa 
Application of 20% uplift in response to market signals previously justified. Latest evidence responds 
through technical adjustment to younger headship rates (15 – 17%) 
 
 
768 – 782dpa 
No separate adjustment as it is concluded that job growth can be supported by the demographic 
population projection 
 
 
768 – 782dpa 
No distinct adjustment applied 
 
 
768 – 782dpa 
Adjusted long-term migration trend scenario with adjustments to younger household formation 
rates considered ‘likely’ to be representative of OAN 
 
 
Kind regards 
 
Andrew 
 
 
 
 
Andrew Lowe 
Planner, Economics 
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[Turley]<http://turley.co.uk/> 
 
 
10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659 
 
turley.co.uk<http://turley.co.uk> 
 
 

 
 
From: Sime Claire [mailto:Claire.Sime@eastherts.gov.uk] 
Sent: 20 April 2017 13:55 
To: Andrew Lowe 
Cc: Antony Pollard; C.Hyland@welhat.gov.uk<mailto:C.Hyland@welhat.gov.uk> 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in East Hertfordshire 
 
Dear Andrew, 
 
Thank you for your email. 
 
The Council’s position on OAHN is set out in the attached Topic Paper which has been submitted to 
PINS alongside our District Plan. The implications of the 2014-based population and household 
projections are considered from paragraph 2.27 onwards – your table below reflects this position. 
We have also had some further interim work done (February 2017) which considers the impact of 
formation rates on OAN (summarised in paragraph 2.34 onwards) – this results in an OAN of 
between 16,895 - 17,211 dwellings for East Herts. The full document can be viewed here: 
http://www.eastherts.gov.uk/article/35040/Housing-and-Population-HOP (see HOP/012). 
 
The Council acknowledges that further work is required to identify an up-to-date OAHN figure, and is 
committed to undertaking this work prior to the Examination hearing sessions. 
 
Please let me know if you require any further information. 
 
Kind regards, 
 
Claire 
 
Claire Sime 
Planning Policy Manager 
Direct Dial: 01992 531626 
East Herts Council 
Wallfields 
Pegs Lane 
Hertford 
SG13 8EQ 
claire.sime@eastherts.gov.uk<mailto:claire.sime@eastherts.gov.uk> 
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www.eastherts.gov.uk<http://www.eastherts.gov.uk/> 
 

 
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk] 
Sent: 19 April 2017 16:39 
To: Sime Claire 
Cc: Antony Pollard; C.Hyland@welhat.gov.uk<mailto:C.Hyland@welhat.gov.uk> 
Subject: Welwyn Hatfield SHMA Update - Housing Need in East Hertfordshire 
 
Claire 
 
You may be aware that Turley have been working on behalf of Welwyn Hatfield Borough Council to 
update the Strategic Housing Market Assessment (SHMA), which will form part of the evidence base 
for the emerging Local Plan. This report is intended to provide a single reference point on the 
conclusions of the evidence produced to date (including the 2014 SHMA, the 2015 Partial Update 
and the 2016 Addendum) and includes an updated consideration of data and methodological 
guidance, and its implications for the conclusions on objectively assessed housing needs (OAN). 
 
In line with the earlier documents, the update focuses on reviewing and updating the OAN for the 
administrative area of Welwyn Hatfield. However, given that the borough does not represent a 
distinct or self-contained housing market area (HMA), it is important that this is interpreted within 
the context of a wider HMA where housing needs have been separately assessed. To be clear, the 
Welwyn Hatfield SHMA Update does not separately determine an OAN for other authorities in the 
wider HMA beyond the administrative area of Welwyn Hatfield, either wholly or in part. The update 
does, however, include a summary of the latest OAN position for each of the other authorities in the 
wider HMA to provide context in establishing an updated position on the overall need for housing. 
 
Could you please confirm that the housing needs of East Hertfordshire were most recently assessed 
within the latest evidence base document released in August 2016 to consider the implications of 
the latest 2014-based projections? 
 
Our update includes a summary table identifying the demographic ‘starting point’ of the latest 2014-
based and earlier 2012-based household projections (emboldening the projection available at the 
time that the report was prepared), and summarising the adjustments applied in arriving at a 
concluded position on OAN with reference to each stage of the methodology advocated by the PPG. 
Could you please confirm that this table captures the latest OAN position for East Hertfordshire? 
 
 
 
 
 
Publication date and assessment period 
 
 
The ‘starting point’ 
 
 
Adjusted demographic projection 
 
 
Uplift associated with market signals 
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Uplift associated with likely job growth 
 
 
Considering affordable housing need 
 
 
Final concluded OAN and main components 
 
 
2012-based SNHP 
 
 
2014-based SNHP 
 
 
East Hertfordshire, part of the West Essex and East Hertfordshire housing market area 
 
 
August 2016 
2011 – 2033 
 
 
779hhpa 
 
 
784hhpa 
 
 
774dpa 
Adjusted for long-term migration trends over 10 year period (2005 – 2015) with allowance for 
additional concealed families and homeless households 
 
 
883dpa 
Application of 20% uplift in response to market signals, less the previous adjustment for additional 
concealed families and homeless households 
 
 
883dpa 
No separate adjustment as it is concluded that job growth can be supported by the demographic 
projection 
 
 
883dpa 
No distinct adjustment applied beyond allowing for concealed families and homeless households in 
the market signals adjustment to demographic projection 
 
 
883dpa 

182



Adjusted long-term migration trend scenario plus 20% market signals uplift 
 
 
I look forward to receiving your response, and please feel free to contact me on 0161 233 7676 if 
you would like to discuss. We are currently looking to finalise the report and it would therefore be 
extremely helpful if you are able to provide a response by next week (w/c 24 April). 
 
Kind regards 
 
Andrew 
 
 
 
 
 
 
Andrew Lowe 
Planner, Economics 
 
[Turley]<http://turley.co.uk/> 
 
 
10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659 
 
turley.co.uk<http://turley.co.uk> 
 
 
[Turley]<https://twitter.com/intent/user?screen_name=turleyplanning> 
 
[Turley]<https://www.linkedin.com/company/turley> 
 
 
 
 
 
 
 
________________________________ 
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_____________________________________________ 
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk]  
Sent: 25 April 2017 09:17 
To: James Gummery 
Cc: Gerry Ansell; Carol Hyland; Antony Pollard 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Enfield [SEC=OFFICIAL] 
 
 

 
James 
  
Thank you for highlighting the conclusions of the 2014 SHMA, which I have now referenced in the 
report. I appreciate that the London Plan requirement cited does not represent an OAN, and we had 
only referenced this as we understood there was no local evidence on the OAN in Enfield. Obviously 
this is not the case, so we have updated the table accordingly: 
  
  Publicati

on date 
and 
assessm
ent 
period 

The ‘starting point’ Adjusted 
demogra
phic 
projectio
n 

Uplift 
associat
ed with 
market 
signals 

Uplift 
associat
ed with 
likely job 
growth 

Consider
ing 
affordabl
e 
housing 
need 

Final 
conclude
d OAN 
and main 
compone
nts 

2012-
based 
SNHP 

2014-based SNHP 

Enfield 2015 
2017 – 
2032 

2,358hhp
a 

2,329hhpa 2,048dpa 

Midpoint 
of range 
of 
demograp
hic trend-
based 
scenarios 

2,048dpa 

No 
distinct 
adjustmen
t applied 

2,048dpa 
No 
distinct 
adjustmen
t applied 

2,048dpa 

No 
distinct 
adjustmen
t applied 

2,048dpa 

Midpoint 
based on 
demograp
hic 
projection
s 

  
Kind regards 
  
Andrew 
  
 

 

  

Andrew Lowe  
Planner, Economics 

 

10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659  
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From: James Gummery [mailto:James.Gummery@enfield.gov.uk]  
Sent: 24 April 2017 11:25 

To: Andrew Lowe 

Cc: Gerry Ansell; Carol Hyland (C.Hyland@welhat.gov.uk) (C.Hyland@welhat.gov.uk) 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Enfield [SEC=OFFICIAL] 
  

Classification: OFFICIAL 

Hi Andrew, 

  
Enfield’s SHMA 2014  (available at this page https://new.enfield.gov.uk/services/planning/planning-
policy/area-action-plans/) identifies the scale of objectively assessed housing need based on 
demographic projections in a range from 1,695 to 2,400 units a year, with a mid-point of 2,048 units.  
We are currently working on our new Local Plan, to which the 2014 SHMA will form a part of the 
evidence base; we may also prepare an updated SHMA if required. Our policy position, as based 
upon the most recent evidence, will be brought together in our emerging Local Plan, for which we 
expect to publish the Regulation 18 issues and options document later in 2017. 

  
I recognise the figure of 798 units as relating to the London Plan (2016) housing target for the 
borough, established on the basis of the 2013 London-wide SHLAA - as such I would not describe it 
as an OAN figure. The GLA is currently carrying out a new SHLAA as part of the new emerging 
London Plan, and which is likely to provide a new housing target figure for Enfield.  

  
Best regards, 

  
James Gummery MA MRTPI 
Principal Planning Officer 
Planning Policy 
Regeneration & Environment 
Enfield Council 
Civic Centre 
Enfield 
Tel: 020 8379 3498 
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From: Gerry Ansell  

Sent: 21 April 2017 18:17 
To: James Gummery 

Subject: FW: Welwyn Hatfield SHMA Update - Housing Need in Enfield [SEC=OFFICIAL] 
  

Classification: OFFICIAL 

Can you reply to this please? 

  
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk]  
Sent: 21 April 2017 14:09 
To: Gerry Ansell <Gerry.Ansell@Enfield.gov.uk>; LocalPlan <LocalPlan@Enfield.gov.uk> 
Cc: Carol Hyland (C.Hyland@welhat.gov.uk) <C.Hyland@welhat.gov.uk> 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Enfield 

  
Gerry 
  
Further to my email below, it would be extremely helpful if possible if you are able to provide a 
response by the end of Monday (24th). 
  
Kind regards 
  
Andrew 
  
  
Andrew Lowe  
Planner, Economics 

 

10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659  

turley.co.uk  

      
 

 

From: Andrew Lowe  
Sent: 19 April 2017 17:13 

To: Gerry Ansell (Gerry.Ansell@Enfield.gov.uk); 'localplan@enfield.gov.uk' 
Cc: Carol Hyland (C.Hyland@welhat.gov.uk) 

Subject: Welwyn Hatfield SHMA Update - Housing Need in Enfield 
  
Gerry 
  
You may be aware that Turley have been working on behalf of Welwyn Hatfield Borough Council to 
update the Strategic Housing Market Assessment (SHMA), which will form part of the evidence base 
for the emerging Local Plan. This report is intended to provide a single reference point on the 
conclusions of the evidence produced to date (including the 2014 SHMA, the 2015 Partial Update and 
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the 2016 Addendum) and includes an updated consideration of data and methodological guidance, 
and its implications for the conclusions on objectively assessed housing needs (OAN). 
  
In line with the earlier documents, the update focuses on reviewing and updating the OAN for the 
administrative area of Welwyn Hatfield. However, given that the borough does not represent a distinct 
or self-contained housing market area (HMA), it is important that this is interpreted within the context 
of a wider HMA where housing needs have been separately assessed. To be clear, the Welwyn 
Hatfield SHMA Update does not separately determine an OAN for other authorities in the wider HMA 
beyond the administrative area of Welwyn Hatfield, either wholly or in part. The update does, 
however, include a summary of the latest OAN position for each of the other authorities in the wider 
HMA to provide context in establishing an updated position on the overall need for housing. 
  
I understand that the approach towards strategic planning in London and the overarching need for 
conformity with the London Plan means that comparable conclusions on the OAN for housing in 
Enfield cannot be made. For illustrative purposes, our update includes a summary table (below) 
comparing official projections with the adjusted demographic projection developed by the GLA in 
establishing its housing needs, and confirms the minimum level of housing provision required annually 
over the decade covered by the latest London Plan (2015 – 2025). Our update is clear that the 
housing requirement is not directly derived from a demographic projection, but incorporates a degree 
of redistribution within London to strategically address its housing needs. This forms the context for 
any implied shortfall. Could you confirm that this captures the policy position in Enfield, and/or advise 
on whether there is any other evidence on the overall need for housing in the borough that we should 
be taking into account? 
  
  Publicati

on date 
and 
assessm
ent 
period 

The ‘starting point’  Adjusted 
demogra
phic 
projection 

Uplift 
associate
d with 
market 
signals 

Uplift 
associate
d with 
likely job 
growth 

Consideri
ng 
affordabl
e 
housing 
need 

Final 
conclude
d OAN 
and main 
compone
nts 

2012-
based 
SNHP 

2014-based SNHP 

Enfield, set 
through the 
London Plan 

2015 – 
2025 

London 
Plan 

2,391hhpa 2,384hhpa 2,054hhp
a 
2013 
round GLA 
Central 
projection 

Not applicable  (798dpa) 

  
I look forward to receiving your response, and please feel free to contact me on 0161 233 7676 if you 
would like to discuss. We are currently looking to finalise the report and it would therefore be 
extremely helpful if you are able to provide a response by next week (w/c 24 April). 
  
Kind regards 
  
Andrew 
 

 

 

 

 

Classification: OFFICIAL 
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_____________________________________________ 
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk]  
Sent: 25 April 2017 08:25 
To: Tai Tsui 
Cc: Carol Hyland 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Hertsmere 
 
 

 
Tai 
  
Thank you for the email. 
  
You are correct that hhpa refers to households per annum, rather than dwellings. While you are also 
correct that the 2014-based household projections were not referenced in your 2016 update, we have 
presented this dataset for each authority in our summary table, given its status as an official ‘starting 
point’ for housing needs assessments. We have acknowledged within our report that this was not 
available when your latest evidence was prepared. 
  
Kind regards 
  
Andrew 
  
 

 

  

Andrew Lowe  
Planner, Economics 

 

10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659  

turley.co.uk  

  

  

Think of the environment, please do not print unnecessarily  
This e-mail is intended for the above named only, is strictly confidential and may also be legally privileged. If you are not the intended 
recipient please do not read, print, re-transmit, store or act in reliance on it or any attachments. Instead, please notify the sender and 
then immediately and permanently delete it. Turley is a trading name of Turley Associates Ltd, registered in England and Wales 
Registered No 2235387 Registered Office 1 New York Street, Manchester, M1 4HD. Terms and Conditions 
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From: Tai Tsui [mailto:Tai.Tsui@hertsmere.gov.uk]  
Sent: 24 April 2017 11:24 
To: Andrew Lowe 

Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Hertsmere 
  
Andrew, 
  
I am sorry for the delay in my response. Here are my comments: 

  
-          2012-based SNHP- I assume that hhpa refers to headship rates only and not translated 

into dwelling numbers? If this is the case 578 number referred to is correct. 
-          2014 based SNHP – I am not sure our update include this assessment 
-           Adjusted (2013 MYE) demographic projection – correct 
-          Uplift associated with market signals – correct 
-          Uplift associated with likely job growth – correct 
-          Considering affordable housing need – correct 
-          Final concluded OAN and main components – correct 

  
And finally, yes the January 2016 update is the latest. 
  
Regards 
Tai 
  

 
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk]  

Sent: 21 April 2017 14:08 
To: Mark Silverman; Tai Tsui 

Cc: Carol Hyland (C.Hyland@welhat.gov.uk) 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Hertsmere 
  
Mark, Tai 
  
Further to my email below, it would be extremely helpful if possible if you are able to provide a 
response by the end of Monday (24th). 
  
Kind regards 
  
Andrew 
  
  
Andrew Lowe  
Planner, Economics 

 

10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659  

turley.co.uk  
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Think of the environment, please do not print unnecessarily  
This e-mail is intended for the above named only, is strictly confidential and may also be legally privileged. If you are not the intended 
recipient please do not read, print, re-transmit, store or act in reliance on it or any attachments. Instead, please notify the sender and 
then immediately and permanently delete it. Turley is a trading name of Turley Associates Ltd, registered in England and Wales 
Registered No 2235387 Registered Office 1 New York Street, Manchester, M1 4HD. Terms and Conditions 

 ___________________________________________________________________ 

From: Andrew Lowe  
Sent: 19 April 2017 16:42 

To: mark.silverman@hertsmere.gov.uk; 'tai.tsui@hertsmere.gov.uk' 
Cc: Antony Pollard (antony.pollard@turley.co.uk); Carol Hyland (C.Hyland@welhat.gov.uk) 

Subject: Welwyn Hatfield SHMA Update - Housing Need in Hertsmere 
  
Mark, Tai 
  
You may be aware that Turley have been working on behalf of Welwyn Hatfield Borough Council to 
update the Strategic Housing Market Assessment (SHMA), which will form part of the evidence base 
for the emerging Local Plan. This report is intended to provide a single reference point on the 
conclusions of the evidence produced to date (including the 2014 SHMA, the 2015 Partial Update and 
the 2016 Addendum) and includes an updated consideration of data and methodological guidance, 
and its implications for the conclusions on objectively assessed housing needs (OAN). 
  
In line with the earlier documents, the update focuses on reviewing and updating the OAN for the 
administrative area of Welwyn Hatfield. However, given that the borough does not represent a distinct 
or self-contained housing market area (HMA), it is important that this is interpreted within the context 
of a wider HMA where housing needs have been separately assessed. To be clear, the Welwyn 
Hatfield SHMA Update does not separately determine an OAN for other authorities in the wider HMA 
beyond the administrative area of Welwyn Hatfield, either wholly or in part. The update does, 
however, include a summary of the latest OAN position for each of the other authorities in the wider 
HMA to provide context in establishing an updated position on the overall need for housing. 
  
Could you please confirm that the housing needs of Hertsmere were most recently assessed in 
January 2016? 
                                                                                                                                                                      
Our update includes a summary table identifying the demographic ‘starting point’ of the latest 2014-
based and earlier 2012-based household projections (emboldening the projection available at the time 
that the report was prepared), and summarising the adjustments applied in arriving at a concluded 
position on OAN with reference to each stage of the methodology advocated by the PPG. Could you 
please confirm that this table captures the latest OAN position for Hertsmere? 
  
  Publicati

on date 
and 
assessm
ent 
period 

The ‘starting point’  Adjusted 
demogra
phic 
projection 

Uplift 
associate
d with 
market 
signals 

Uplift 
associate
d with 
likely job 
growth 

Consideri
ng 
affordabl
e 
housing 
need 

Final 
conclude
d OAN 
and main 
compone
nts 

2012-
based 
SNHP 

2014-based SNHP 

Hertsmere, 
assessed as 
part of the 
South West 

January 
2016 
2013 – 
2036 

578hhpa 509hhpa 593dpa 
2012-
based 
projections 

599dpa 
(+1%) 

Adjustmen
t to 

599dpa 
No 
separate 
adjustmen

599dpa 
No distinct 
adjustmen
t applied 

599dpa 
Rebasing 
2012 
SNHP and 
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Hertfordshire 
housing 
market area 

adjusted 
to take 
account of 
2013 MYE 

household 
formation 
rates (25 
– 34) to 
return to 
2001 rates 
by 2025 

t as it is 
concluded 
that job 
growth 
supported 
by 
demograp
hic 
projection 

beyond 
upward 
adjustmen
ts already 
applied 

allowing 
for 
recovery 
in younger 
household 
formation 

  
I look forward to receiving your response, and please feel free to contact me on 0161 233 7676 if you 
would like to discuss. We are currently looking to finalise the report and it would therefore be 
extremely helpful if you are able to provide a response by next week (w/c 24 April). 
  
Kind regards 
  
Andrew 
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-----Original Message----- 
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk]  
Sent: 20 April 2017 10:47 
To: Nigel Smith 
Cc: Carol Hyland; Richard.Javes@stevenage.gov.uk 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Stevenage and North Hertfordshire 
 
Nigel 
 
Many thanks for your email. I have updated our draft report to reflect this latest evidence and 
updated the summary table accordingly. I have included this below for information. 
 
 
 
 
 
Publication date and assessment period 
 
 
The ‘starting point’ 
 
 
Adjusted demographic projection 
 
 
Uplift associated with market signals 
 
 
Uplift associated with likely job growth 
 
 
Considering affordable housing need 
 
 
Final concluded OAN and main components 
 
 
2012-based SNHP 
 
 
2014-based SNHP 
 
 
Stevenage and North Hertfordshire housing market area 
 
 
August 2016 
2011 – 2031 
 
 
1,064hhpa 
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1,064hhpa 
 
 
983dpa 
Adjusted for long-term migration trends over 10 year period (2005 – 2015) with allowance for 
additional concealed families and homeless households 
 
 
1,064dpa 
Application of 10% uplift in response to market signals, less the previous adjustment for additional 
concealed families and homeless households 
 
 
1,064dpa 
No separate adjustment as it is concluded that job growth can be supported by the demographic 
projection 
 
 
1,064dpa 
No distinct adjustment applied beyond allowing for concealed families and homeless households in 
the market signals adjustment to the demographic projection 
 
 
1,064dpa 
Adjusted long-term migration scenario plus 10% market signals uplift. 
 
 
 
(380dpa in Stevenage; 690dpa in North Hertfordshire) 
 
 
Kind regards 
 
Andrew 
 
 
 
 
Andrew Lowe 
Planner, Economics 
 
 
[Turley]<http://turley.co.uk> 
 
10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 

193

http://turley.co.uk/


D 0161 233 7659 
 
 
turley.co.uk<http://turley.co.uk> 
[Turley]<https://twitter.com/intent/user?screen_name=turleyplanning>    [Turley] 
<https://www.linkedin.com/company/turley> 
Think of the environment, please do not print unnecessarily This e-mail is intended for the above 
named only, is strictly confidential and may also be legally privileged. If you are not the intended 
recipient please do not read, print, re-transmit, store or act in reliance on it or any attachments. 
Instead, please notify the sender and then immediately and permanently delete it. Turley is a trading 
name of Turley Associates Ltd, registered in England and Wales Registered No 2235387 Registered 
Office 1 New York Street, Manchester, M1 4HD. Terms and 
Conditions<http://www.turley.co.uk/standard-terms-and-conditions> 
 

 
From: Nigel Smith [mailto:Nigel.Smith@north-herts.gov.uk] 
Sent: 20 April 2017 09:49 
To: Andrew Lowe 
Cc: Carol Hyland (C.Hyland@welhat.gov.uk); Richard.Javes@stevenage.gov.uk 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Stevenage and North Hertfordshire 
 
Andrew, 
 
Thanks for your email. As you identify, the figures below are from our joint 2015 SHMA update. 
 
We completed a short joint update last summer at the request of the Inspector appointed to 
examine the Stevenage Local Plan. This took into account the 2014-based population and household 
projections and updated migration trend information. 
 
This is attached and is also published on both authorities’ websites. Figure 2 provides the numbers 
you need and a comparison against the 2015 results. 
 
Please let me / us know if you have any further queries. 
 
Regards 
Nigel 
 
Nigel Smith 
Principal Strategic Planning Officer 
Direct Dial: 01462 474847 
North Hertfordshire District Council 
Council Offices, Gernon Road 
Letchworth Garden City 
Hertfordshire 
SG6 3JF 
 
Follow us on Twitter<http://www.twitter.com/NorthHertsDC> 
Like us on Facebook<http://www.facebook.com/northhertsdc> 
www.north-herts.gov.uk<http://www.north-herts.gov.uk/> 
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From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk] 
Sent: 19 April 2017 17:00 
To: Richard.Javes@stevenage.gov.uk<mailto:Richard.Javes@stevenage.gov.uk>; Nigel Smith 
Cc: Carol Hyland (C.Hyland@welhat.gov.uk<mailto:C.Hyland@welhat.gov.uk>) 
Subject: Welwyn Hatfield SHMA Update - Housing Need in Stevenage and North Hertfordshire 
 
Richard, Nigel 
 
You may be aware that Turley have been working on behalf of Welwyn Hatfield Borough Council to 
update the Strategic Housing Market Assessment (SHMA), which will form part of the evidence base 
for the emerging Local Plan. This report is intended to provide a single reference point on the 
conclusions of the evidence produced to date (including the 2014 SHMA, the 2015 Partial Update 
and the 2016 Addendum) and includes an updated consideration of data and methodological 
guidance, and its implications for the conclusions on objectively assessed housing needs (OAN). 
 
In line with the earlier documents, the update focuses on reviewing and updating the OAN for the 
administrative area of Welwyn Hatfield. However, given that the borough does not represent a 
distinct or self-contained housing market area (HMA), it is important that this is interpreted within 
the context of a wider HMA where housing needs have been separately assessed. To be clear, the 
Welwyn Hatfield SHMA Update does not separately determine an OAN for other authorities in the 
wider HMA beyond the administrative area of Welwyn Hatfield, either wholly or in part. The update 
does, however, include a summary of the latest OAN position for each of the other authorities in the 
wider HMA to provide context in establishing an updated position on the overall need for housing. 
 
Could you please confirm that the housing needs of Stevenage and North Hertfordshire were most 
recently assessed in June 2015? 
 
Our update includes a summary table identifying the demographic ‘starting point’ of the latest 2014-
based and earlier 2012-based household projections, and summarising the adjustments applied in 
arriving at a concluded position on OAN with reference to each stage of the methodology advocated 
by the PPG. Could you please confirm that this table captures the latest OAN position for Stevenage 
and North Hertfordshire? 
 
 
 
 
 
Publication date and assessment period 
 
 
The ‘starting point’ 
 
 
Adjusted demographic projection 
 
 
Uplift associated with market signals 
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Uplift associated with likely job growth 
 
 
Considering affordable housing need 
 
 
Final concluded OAN and main components 
 
 
2012-based SNHP 
 
 
2014-based SNHP 
 
 
Stevenage and North Hertfordshire housing market area 
 
 
June 2015 
2011 – 2031 
 
 
1,064hhpa 
 
 
1,064hhpa 
 
 
1,002dpa 
Adjusted for long-term migration trends over 10 year period (2001 – 2011) with allowance for 
additional concealed families and homeless households 
 
 
1,084dpa 
Application of 10% uplift in response to market signals, less the previous adjustment for additional 
concealed families and homeless households 
 
 
1,084dpa 
No separate adjustment as it is concluded that job growth can be supported by the demographic 
projection 
 
 
1,084dpa 
No distinct adjustment applied beyond allowing for concealed families and homeless households in 
the market signals adjustment to the demographic projection 
 
 
1,084dpa 
Adjusted long-term migration scenario plus 10% market signals uplift. 
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(365dpa in Stevenage; 720dpa in North Hertfordshire) 
 
 
I look forward to receiving your response, and please feel free to contact me on 0161 233 7676 if 
you would like to discuss. We are currently looking to finalise the report and it would therefore be 
extremely helpful if you are able to provide a response by next week (w/c 24 April). 
 
Kind regards 
 
Andrew 
 
 
 
_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ 
_ 
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-----Original Message----- 
From: Manpreet Singh Kanda [mailto:Manpreet.Kanda@stalbans.gov.uk]  
Sent: 17 July 2014 14:38 
To: Fiona Elton 
Cc: Andrew Lowe; Carol Hyland; John Hoad 
Subject: RE: Welwyn Hatfield SHMA 
 
Fiona/Andrew, 
 
Please see blue text below. 
 
With reference to CLG stepped approach comment, could you provide a little more explanation 
about what you mean? Are you referring to the tables that depict the housing need calculation as 
including in many old style HNS? 
 
The 586dpa was recommended by the SHMA consultants but the other SHMA scenarios (aside the 
dwelling constrained scenarios) provided a range of realistic figures of need. The consultant stated 
that it is for the Council to balance these against other policy considerations to be taken into account 
in setting housing targets for the local plan. The St Albans Planning Policy Committee reviewed the 
SHMA and scenarios and agreed that the 10 year migration led scenario best reflected assumptions 
appropriate for this district. Therefore the agreed housing target to be taken forward in the Local 
Plan is 450 dpa. Let me know if you require details of the PPC resolution/minutes and I can have 
these sent over to you. 
 
Let me know if you need to discuss the below. 
 
Kind regards, 
 
Manpreet Kanda 
Spatial Planning Officer 
Spatial Planning & Design 
 
St Albans City and District Council 
 
 
Direct:    (0)1727) 814663 
 
Ext         2663 
 
 
Council general home page:                    www.stalbans.gov.uk<http://www.stalbans.gov.uk/> 
Council contact details and address:       www.stalbans.gov.uk/contact-
us<http://www.stalbans.gov.uk/contact-us> 
 

 
________________________________ 
From: Fiona Elton [mailto:fiona.elton@turley.co.uk] 
Sent: 11 July 2014 10:20 
To: Manpreet Singh Kanda 
Cc: Andrew Lowe; c.hyland@welhat.gov.uk 
Subject: Welwyn Hatfield SHMA 
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Hi Manpreet, 
 
Turley are currently in the process of finalising a Strategic Housing Market Assessment for Welwyn 
Hatfield Borough Council. My colleagues have previously engaged with you in order to establish a 
wider understanding of the housing position in the wider context. 
 
The following tables summarise our understanding of the housing position St Albans, for inclusion 
within the main report. The first table summarises our understanding of affordable housing need 
within the authority, with the second covering objectively assessed needs. 
 
Affordable Housing 
Authority 
 
St Albans 
 
Date of SHMA 
 
 December 2013 
 
Explanatory notes 
 
Need over period 2011 - 2031 - CLG stepped process not directly used 
 
Affordable Housing Need Components 
 
Current Housing Need - Shortfall or Backlog 
 
1,132 (waiting list priority band) 
 
Newly Arising Need (Per annum) - newly forming households + existing households falling into need 
 
 
 
Supply of affordable housing (Per annum) 
 
 
 
Net Annual Affordable Housing Need (including the addressing of backlog over 5 years) 
 
404 
 
 
Objectively Assessed Need 
Authority 
 
2011 Interim SNHP (annual average 2011 - 2021) 
 
How Many Homes' 2008 SNHP (Annual Average 2011 - 2030) 
 
LPA Evidence of Objectively Assessed Need 
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Local Plan position and identified requirement 
 
Alignment with approach adopted for Welwyn Hatfield 
 
Evidence base 
 
Concluded figure/range 
 
Stage 
 
Target 
 
St Albans 
 
532 
 
668 
 
SHMA in  December 2013, and recommends use of 5 year migration trend scenario using 2011 SNHP 
headship rates  from a range of realistic alternative scenarios. A range from 250 to 661/747 is 
identified, with upper limit dependent on 2008 (latter number) or 2011 (former) headship rates. 
The agreed housing target to be taken forward in the St Albans Local Plan is based on a 10 year 
migration led scenario with 2011 based headship rates applied. 
 
450 dpa as agreed by St Albans Planning Policy Committee. 
 
 
Last Consultation on the Core Strategy December 2010. A Draft Strategic Local Plan is being 
prepared for Regulation 18 consultation likely to take place in October/November 2014. 
 
2010 consultation used 250 dpa requirement 
 
SHMA uses up-to-date population and household modelling in a similar way to the WH approach. 
Identification of OAN linked to demographic scenarios of change. The modelling does not directly 
consider employment-led projections but identifies the levels of job growth potentially able to be 
facilitated through the different population projections. 
 
 
 
I would appreciate it if you are able to respond to this email if you have any amendments to the 
descriptions included in the tables, including any factual corrections, and we would be happy to 
make amendments. In order to allow us to finalise the report, please ensure that any comments are 
submitted by Friday 18th July 2014. 
 
Kind regards, 
 
 
 
 
Fiona Elton 
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Assistant Planner, Economics 
 
 
[Turley]<http://turley.co.uk> 
 
10th Floor 
1 New York Street 
Manchester M1 4HD 
T 
M 07786 277 983 
 
 
turley.co.uk<http://turley.co.uk> 
[Turley]<https://twitter.com/intent/user?screen_name=turleyplanning>    [Turley] 
<https://www.linkedin.com/company/turley> 
Think of the environment, please do not print unnecessarily This e-mail is intended for the above 
named only, is strictly confidential and may also be legally privileged. If you are not the intended 
recipient please do not read, print, re-transmit, store or act in reliance on it or any attachments. 
Instead, please notify the sender and then immediately and permanently delete it. Turley is a trading 
name of Turley Associates Ltd, registered in England and Wales Registered No 2235387 Registered 
Office 1 New York Street, Manchester, M1 4HD. 
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 _____________________________________________ 
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk]  
Sent: 02 May 2017 11:22 
To: Chris Briggs 
Cc: Carol Hyland; John Hoad; Wendy Frost; Sue Tiley 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in St Albans 
 
 

 
Chris 
  
Thank you for getting back to me with suggested changes. 
  
The wording that I had proposed reflects my conversations with Manpreet (attached), who 
acknowledged the recommendations presented within the 2014 SHMA (586dpa) but highlighted the 
Council’s subsequent decision to use a scenario based on 10 year migration trends. The summary 
presented at Figure 6.10 of the 2014 Welwyn Hatfield SHMA (p133) – and Figure 7.2 of the 2015 
SHMA Update (p98) – therefore reflects this agreed position, and references both the conclusions of 
the SHMA (586dpa) and the scenario subsequently selected by the Council (436dpa). Given that this 
remains the latest position, we believe that it is important to maintain consistency by referring to both 
scenarios. 
  
Reflecting your suggestions, we have made the amendments below to the summary table: 
  
  Publicati

on date 
and 
assessm
ent 
period 

The ‘starting point’  Adjusted 
demogra
phic 
projection 

Uplift 
associate
d with 
market 
signals 

Uplift 
associate
d with 
likely job 
growth 

Consideri
ng 
affordabl
e 
housing 
need 

Final 
conclude
d OAN 
and main 
compone
nts 

2012-
based 
SNHP 

2014-based SNHP 

St Albans Septembe
r 2013 
2011 – 
2031 

637hhpa 619hhpa Scenario 
based on 
10 year 
migration 
trends 
(2002 – 
2012) 
selected 
by the 
Council 
(436dpa). 
SHMA 
recommen
ded 
scenario 
based on 
5 year 
migration 
trends 
(2007 – 
2012) 
(586dpa) 

No distinct 
adjustmen
t applied 

No distinct 
adjustmen
t applied 

No distinct 
adjustmen
t applied 

Both the 
10 year 
trend-
based 
scenario 
selected 
by Council 
(436dpa) 
and the 
586dpa 
derived 
from 5 
year 
migration 
trends 
made no 
further 
adjustmen
ts and 
preceded 
the 
release of 
2012-
based 
SNHP. 
SW Herts 
SHMA 
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suggests 
an OAN of 
705dpa 

(2013 – 
2036)  

  
Kind regards 
  
Andrew 
  
 

 

  

Andrew Lowe  
Planner, Economics 

 

10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659  

turley.co.uk  

  

  

Think of the environment, please do not print unnecessarily  
This e-mail is intended for the above named only, is strictly confidential and may also be legally privileged. If you are not the intended 
recipient please do not read, print, re-transmit, store or act in reliance on it or any attachments. Instead, please notify the sender and 
then immediately and permanently delete it. Turley is a trading name of Turley Associates Ltd, registered in England and Wales 
Registered No 2235387 Registered Office 1 New York Street, Manchester, M1 4HD. Terms and Conditions 

 

___________________________________________________________________________ 

From: Chris Briggs [mailto:Christopher.Briggs@stalbans.gov.uk]  

Sent: 28 April 2017 15:57 
To: Andrew Lowe 

Cc: Carol Hyland (C.Hyland@welhat.gov.uk); John Hoad; Wendy Frost; Sue Tiley 
(S.Tiley@welhat.gov.uk) 

Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in St Albans 
  

Andrew 
  
I have been absent ill, but returned today. 
  
Without having seen the rest of the report it is difficult to comment, but based on 
what I have seen below, I suggest as amended in the table below. 
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  Publication date 

and assessment 
period 

The ‘starting point’  Adjusted 
demogra
phic 
projection 

Uplift 
associate
d with 
market 
signals 

Uplift 
associate
d with 
likely job 
growth 

Consideri
ng 
affordabl
e 
housing 
need 

Final 
conclude
d OAN 
and main 
compone
nts 

2012-
based 
SNHP 

2014-based SNHP 

St 
Alba
ns 

September 2013 
2011 – 2031 

637hhpa 619hhpa 436dpa 

Scenario 
based on 
10 year 
migration 
trends 
(2002 – 
2012) 
selected 
by the 
Council  

436dpa 
No distinct 
adjustmen
t applied 

436dpa 
No distinct 
adjustmen
t applied 

436dpa 

No distinct 
adjustmen
t applied 

436dpa 
Preceded 
release of 
2012-
based 
SNHP. 
Derived 
from 10 
year 
migration 
trends 
with no 
further 
adjustmen
ts. SW 
Herts 
SHMA 
suggests 
OAN for 
705dpa 

(2013 – 
2036)  

  
  
  
  
KR 
  
Christopher Briggs 
Spatial Planning Manager  
Planning & Building Control 
  
St Albans City & District Council 
Direct: 01727 814600 
Ext: 2600 
  
www.stalbans.gov.uk 
www.stalbans.gov.uk/contact-us  
  
 
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk]  

Sent: 21 April 2017 14:07 
To: Chris Briggs 

Cc: Carol Hyland (C.Hyland@welhat.gov.uk) 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in St Albans 
  
Chris 
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Further to my email below, it would be extremely helpful if possible if you are able to provide a 
response by the end of Monday (24th). 
  
Kind regards 
  
Andrew 
  
  
Andrew Lowe  
Planner, Economics 

 

10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659  

turley.co.uk  

  

    
  

Think of the environment, please do not print unnecessarily  
This e-mail is intended for the above named only, is strictly confidential and may also be legally privileged. If you are not the intended 
recipient please do not read, print, re-transmit, store or act in reliance on it or any attachments. Instead, please notify the sender and 
then immediately and permanently delete it. Turley is a trading name of Turley Associates Ltd, registered in England and Wales 
Registered No 2235387 Registered Office 1 New York Street, Manchester, M1 4HD. Terms and Conditions 

 __________________________________________________________________ 

From: Andrew Lowe  

Sent: 19 April 2017 16:54 
To: chris.briggs@stalbans.gov.uk 

Cc: Carol Hyland (C.Hyland@welhat.gov.uk) 
Subject: Welwyn Hatfield SHMA Update - Housing Need in St Albans 
  
Chris 
  
You may be aware that Turley have been working on behalf of Welwyn Hatfield Borough Council to 
update the Strategic Housing Market Assessment (SHMA), which will form part of the evidence base 
for the emerging Local Plan. This report is intended to provide a single reference point on the 
conclusions of the evidence produced to date (including the 2014 SHMA, the 2015 Partial Update and 
the 2016 Addendum) and includes an updated consideration of data and methodological guidance, 
and its implications for the conclusions on objectively assessed housing needs (OAN). 
  
In line with the earlier documents, the update focuses on reviewing and updating the OAN for the 
administrative area of Welwyn Hatfield. However, given that the borough does not represent a distinct 
or self-contained housing market area (HMA), it is important that this is interpreted within the context 
of a wider HMA where housing needs have been separately assessed. To be clear, the Welwyn 
Hatfield SHMA Update does not separately determine an OAN for other authorities in the wider HMA 
beyond the administrative area of Welwyn Hatfield, either wholly or in part. The update does, 
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however, include a summary of the latest OAN position for each of the other authorities in the wider 
HMA to provide context in establishing an updated position on the overall need for housing. 
  
Could you please confirm that the position in St Albans remains based on the demographic modelling 
produced to inform the 2013 SHMA, with the implications of subsequently released population and 
household projections – most recently the 2014-based projections – considered through subsequent 
reports without clearly suggesting that this conclusion requires revision? The 2013 SHMA presented a 
range of population and household growth outcomes and identified a ‘recommended scenario’ based 
on a 5 year migration trend (586 dwellings per annum), although greater weight has since been 
attributed to a 10 year migration trend-based scenario (436dpa) through the emerging Strategic Local 
Plan. This was submitted for Examination, but a pre-Examination hearing on the Duty to Co-operate 
concluded that the Duty to Co-operate had not been met. I understand that this decision is currently 
subject to legal challenge by the Council. As the Council can no longer proceed to the hearing, no 
view was reached on the soundness of the objectively assessed need for housing in the district. For 
consistency, our report references the scenario recommended in the SHMA, but additionally 
recognises and references the Council’s selected scenario (436dpa) and the conclusions of the South 
West Hertfordshire SHMA (705dpa), although I understand that the Council was not one of the 
commissioning authorities for the latter study. 
                                                                                                                                                                      
Our update includes a summary table identifying the demographic ‘starting point’ of the latest 2014-
based and earlier 2012-based household projections, and summarising the adjustments applied in 
arriving at a concluded position on OAN with reference to each stage of the methodology advocated 
by the PPG. Could you please confirm that this table captures the latest OAN position for St Albans? 
  
  Publicati

on date 
and 
assessm
ent 
period 

The ‘starting point’  Adjusted 
demogra
phic 
projection 

Uplift 
associate
d with 
market 
signals 

Uplift 
associate
d with 
likely job 
growth 

Consideri
ng 
affordabl
e 
housing 
need 

Final 
conclude
d OAN 
and main 
compone
nts 

2012-
based 
SNHP 

2014-based SNHP 

St Albans Septembe
r 2013 
2011 – 
2031 

637hhpa 619hhpa 586dpa 
SHMA 
recommen
ded 
scenario 
based on 
5 year 
migration 
trends 
(2007 – 
2012). 
Scenario 
based on 
10 year 
migration 
trends 
(2002 – 
2012) 
selected 
by the 
Council 
(436dpa) 

586dpa 
No distinct 
adjustmen
t applied 

586dpa 
No distinct 
adjustmen
t applied 

586dpa 

No distinct 
adjustmen
t applied 

586dpa 
Preceded 
release of 
2012-
based 
SNHP. 
Derived 
from 5 
year 
migration 
trends 
with no 
further 
adjustmen
ts. 10 year 
trend-
based 
scenario 
selected 
by Council 
(436dpa). 
SW Herts 
SHMA 
suggests 
OAN for 
705dpa 

(2013 – 
2036)  
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I look forward to receiving your response, and please feel free to contact me on 0161 233 7676 if you 
would like to discuss. We are currently looking to finalise the report and it would therefore be 
extremely helpful if you are able to provide a response by next week (w/c 24 April). 
  
Kind regards 
  
Andrew 
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-----Original Message----- 
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk]  
Sent: 21 April 2017 08:37 
To: Richard Javes 
Cc: Carol Hyland; Nigel Smith; Caroline Danby; Antony Pollard 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Stevenage and North Hertfordshire 
 
Richard 
 
Thank you for sharing this helpful context on how the latest evidence is being interpreted through 
plan preparation. However, I would not suggest that this requires an amendment to the text 
proposed for inclusion in the Welwyn Hatfield SHMA Update as it appears to primarily relate to the 
issue of unmet need within the Stevenage and North Hertfordshire housing market area, as opposed 
to a technical issue relating to the needs evidence summarised. 
 
Kind regards 
 
Andrew 
 
 
 
 
Andrew Lowe 
Planner, Economics 
 
 
[Turley]<http://turley.co.uk> 
 
10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659 
 
 
turley.co.uk<http://turley.co.uk> 
[Turley]<https://twitter.com/intent/user?screen_name=turleyplanning>    [Turley] 
<https://www.linkedin.com/company/turley> 
Think of the environment, please do not print unnecessarily This e-mail is intended for the above 
named only, is strictly confidential and may also be legally privileged. If you are not the intended 
recipient please do not read, print, re-transmit, store or act in reliance on it or any attachments. 
Instead, please notify the sender and then immediately and permanently delete it. Turley is a trading 
name of Turley Associates Ltd, registered in England and Wales Registered No 2235387 Registered 
Office 1 New York Street, Manchester, M1 4HD. Terms and 
Conditions<http://www.turley.co.uk/standard-terms-and-conditions> 
 
 
 
 
 

208

http://turley.co.uk/
http://turley.co.uk/
https://twitter.com/intent/user?screen_name=turleyplanning
https://www.linkedin.com/company/turley
http://www.turley.co.uk/standard-terms-and-conditions


 

 
From: Richard Javes [mailto:Richard.Javes@stevenage.gov.uk] 
Sent: 20 April 2017 11:07 
To: Andrew Lowe 
Cc: C.Hyland@welhat.gov.uk; Nigel Smith; Caroline Danby 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Stevenage and North Hertfordshire 
 
Andrew, 
 
You should be aware that the proposed revised distribution of the OAN between SBC and NHDC is 
the subject of disagreement between the two councils.  We have made the following objection to 
the NHLP: 
 
“REPRESENTATION: POLICY SP8. 
The Borough Council objects to the housing provision made as being inadequate to meet the overall 
OAN in the Stevenage HMA, given the scale of housing provision already made in the SBLP.  The 
District Council should be aware that the Borough Council may need to ask for their assistance in 
meeting the OAN of Stevenage. 
 
The overall housing provision across the Stevenage HMA, which includes the bulk of North 
Hertfordshire District as well as Stevenage Borough engages the Duty to Co-operate. 
At the time of the preparation of the Stevenage Borough Local Plan [SBLP] the assessed overall 
objectively assessed housing need [OAN] across the HMA was being met in both plans combined.  
This remained the case at the time of the [Stevenage] plan’s submission for examination in July 
2016. 
 
However, subsequent to this, the Government has published the ONS 2014-based Sub-National 
Population Projections and the CLG 2014-based household projections. 
 
Both NHDC and SBC jointly employed specialist consultants to interrogate the new data and to make 
recommendations.  Their work showed that there was a small-scale [300 units] reduction in the OAN 
across the HMA but that this was not evenly distributed: a  600 dwellings fall in NHDC was partially 
off-set by a 300 unit rise in Stevenage.  The consultants’ recommendation in August 2016 was to 
leave the housing provision split as already planned in the submitted SBLP [7,300] and the emerging 
NHLP [14,400]. 
 
However, when the NHLP was published in October 2016, it proposed a housing target of only 
13,800 homes [minus 600 on the previously planned number]. 
 
This leaves a short-fall of 300 homes across the HMA as a whole, specifically within Stevenage 
Borough.  As the SBLP had already been submitted at this point, it has left the Borough Council in a 
difficult position. 
SBC may need to ask NHDC to make additional housing provision in the NHLP to meet any unmet 
needs within the HMA and Stevenage Borough. 
 
This representation refers to the issues of the Duty to Co-operate, positive preparation, justification 
and effectiveness.” 
 
This matter – in the Stevenage context - is also discussed in the Housing Topic Paper that we 
presented to our local plan examination – see our examination web-pages.  We are expecting the 
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Inspector’s report in late summer/early autumn but we have no indication that she believes that we 
can increase our housing target or housing supply.  It is, therefore, likely that this issue will have to 
be resolved at the NHLP examination. 
 
Caroline Danby in my team deals with these matters: she is on leave this week but returns from 
holiday on Monday.  You might benefit from a chat with her.  Regards, 
 
 
 
 
Richard Javes BA (Hons) MRTPI 
Planning and Transport Policy Manager 
Stevenage Borough Council 
Daneshill House 
Danestrete 
Stevenage 
Hertfordshire 
SG1 1HN 
01438 242962 
 
Planning Policy<http://www.stevenage.gov.uk/149690/planning-policy/> 
 
 

 
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk] 
Sent: 20 April 2017 10:47 
To: Nigel Smith 
Cc: C.Hyland@welhat.gov.uk<mailto:C.Hyland@welhat.gov.uk>; Richard Javes 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Stevenage and North Hertfordshire 
 
Nigel 
 
Many thanks for your email. I have updated our draft report to reflect this latest evidence and 
updated the summary table accordingly. I have included this below for information. 
 
 
Publication date and assessment period 
 
 
The ‘starting point’ 
 
 
Adjusted demographic projection 
 
 
Uplift associated with market signals 
 
 
Uplift associated with likely job growth 
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Considering affordable housing need 
 
 
Final concluded OAN and main components 
 
 
2012-based SNHP 
 
 
2014-based SNHP 
 
 
Stevenage and North Hertfordshire housing market area 
 
 
August 2016 
2011 – 2031 
 
 
1,064hhpa 
 
 
1,064hhpa 
 
 
983dpa 
Adjusted for long-term migration trends over 10 year period (2005 – 2015) with allowance for 
additional concealed families and homeless households 
 
 
1,064dpa 
Application of 10% uplift in response to market signals, less the previous adjustment for additional 
concealed families and homeless households 
 
 
1,064dpa 
No separate adjustment as it is concluded that job growth can be supported by the demographic 
projection 
 
 
1,064dpa 
No distinct adjustment applied beyond allowing for concealed families and homeless households in 
the market signals adjustment to the demographic projection 
 
 
1,064dpa 
Adjusted long-term migration scenario plus 10% market signals uplift. 
 
 
 
(380dpa in Stevenage; 690dpa in North Hertfordshire) 

211



 
 
Kind regards 
 
Andrew 
 
 
 
 
Andrew Lowe 
Planner, Economics 
 
[Turley]<http://turley.co.uk/> 
 
 
10th Floor 
1 New York Street 
Manchester M1 4HD 
T 0161 233 7676 
M 07767 008 279 
D 0161 233 7659 
 
turley.co.uk<http://turley.co.uk> 
 

 
 
From: Nigel Smith [mailto:Nigel.Smith@north-herts.gov.uk] 
Sent: 20 April 2017 09:49 
To: Andrew Lowe 
Cc: Carol Hyland (C.Hyland@welhat.gov.uk<mailto:C.Hyland@welhat.gov.uk>); 
Richard.Javes@stevenage.gov.uk<mailto:Richard.Javes@stevenage.gov.uk> 
Subject: RE: Welwyn Hatfield SHMA Update - Housing Need in Stevenage and North Hertfordshire 
 
Andrew, 
 
Thanks for your email. As you identify, the figures below are from our joint 2015 SHMA update. 
 
We completed a short joint update last summer at the request of the Inspector appointed to 
examine the Stevenage Local Plan. This took into account the 2014-based population and household 
projections and updated migration trend information. 
 
This is attached and is also published on both authorities’ websites. Figure 2 provides the numbers 
you need and a comparison against the 2015 results. 
 
Please let me / us know if you have any further queries. 
 
Regards 
Nigel 
 
Nigel Smith 
Principal Strategic Planning Officer 
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Direct Dial: 01462 474847 
North Hertfordshire District Council 
Council Offices, Gernon Road 
Letchworth Garden City 
Hertfordshire 
SG6 3JF 
 
Follow us on Twitter<http://www.twitter.com/NorthHertsDC> 
Like us on Facebook<http://www.facebook.com/northhertsdc> 
www.north-herts.gov.uk<http://www.north-herts.gov.uk/> 
 

 
From: Andrew Lowe [mailto:andrew.lowe@turley.co.uk] 
Sent: 19 April 2017 17:00 
To: Richard.Javes@stevenage.gov.uk<mailto:Richard.Javes@stevenage.gov.uk>; Nigel Smith 
Cc: Carol Hyland (C.Hyland@welhat.gov.uk<mailto:C.Hyland@welhat.gov.uk>) 
Subject: Welwyn Hatfield SHMA Update - Housing Need in Stevenage and North Hertfordshire 
 
Richard, Nigel 
 
You may be aware that Turley have been working on behalf of Welwyn Hatfield Borough Council to 
update the Strategic Housing Market Assessment (SHMA), which will form part of the evidence base 
for the emerging Local Plan. This report is intended to provide a single reference point on the 
conclusions of the evidence produced to date (including the 2014 SHMA, the 2015 Partial Update 
and the 2016 Addendum) and includes an updated consideration of data and methodological 
guidance, and its implications for the conclusions on objectively assessed housing needs (OAN). 
 
In line with the earlier documents, the update focuses on reviewing and updating the OAN for the 
administrative area of Welwyn Hatfield. However, given that the borough does not represent a 
distinct or self-contained housing market area (HMA), it is important that this is interpreted within 
the context of a wider HMA where housing needs have been separately assessed. To be clear, the 
Welwyn Hatfield SHMA Update does not separately determine an OAN for other authorities in the 
wider HMA beyond the administrative area of Welwyn Hatfield, either wholly or in part. The update 
does, however, include a summary of the latest OAN position for each of the other authorities in the 
wider HMA to provide context in establishing an updated position on the overall need for housing. 
 
Could you please confirm that the housing needs of Stevenage and North Hertfordshire were most 
recently assessed in June 2015? 
 
Our update includes a summary table identifying the demographic ‘starting point’ of the latest 2014-
based and earlier 2012-based household projections, and summarising the adjustments applied in 
arriving at a concluded position on OAN with reference to each stage of the methodology advocated 
by the PPG. Could you please confirm that this table captures the latest OAN position for Stevenage 
and North Hertfordshire? 
 
 
 
 
 
Publication date and assessment period 
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The ‘starting point’ 
 
 
Adjusted demographic projection 
 
 
Uplift associated with market signals 
 
 
Uplift associated with likely job growth 
 
 
Considering affordable housing need 
 
 
Final concluded OAN and main components 
 
 
2012-based SNHP 
 
 
2014-based SNHP 
 
 
Stevenage and North Hertfordshire housing market area 
 
 
June 2015 
2011 – 2031 
 
 
1,064hhpa 
 
 
1,064hhpa 
 
 
1,002dpa 
Adjusted for long-term migration trends over 10 year period (2001 – 2011) with allowance for 
additional concealed families and homeless households 
 
 
1,084dpa 
Application of 10% uplift in response to market signals, less the previous adjustment for additional 
concealed families and homeless households 
 
 
1,084dpa 
No separate adjustment as it is concluded that job growth can be supported by the demographic 
projection 
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1,084dpa 
No distinct adjustment applied beyond allowing for concealed families and homeless households in 
the market signals adjustment to the demographic projection 
 
 
1,084dpa 
Adjusted long-term migration scenario plus 10% market signals uplift. 
 
 
 
(365dpa in Stevenage; 720dpa in North Hertfordshire) 
 
 
I look forward to receiving your response, and please feel free to contact me on 0161 233 7676 if 
you would like to discuss. We are currently looking to finalise the report and it would therefore be 
extremely helpful if you are able to provide a response by next week (w/c 24 April). 
 
Kind regards 
 
Andrew 
 
 
 
_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ 
_ 
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Inspector’s Preliminary Questions – Matter 1 (Duty to Cooperate) 

 

Evidence in support of the Council’s Response: 

Question 2 

 

 

Evidence in this section: 

 Q2e Welwyn Hatfield SHMA Stakeholder Presentation October 2013 
 
 Q2f Note of phone call with Barnet re SHMA – November 2013  
 Q2f Note of phone call with Broxbourne re SHMA – October 2013 
 Q2f Note of phone call with Central Beds re SHMA – November 2013 
 Q2f Note of phone call with East Herts re SHMA – November 2013 
 Q2f Note of phone call with Enfield re SHMA – November 2013 
 Q2f Note of phone call with Greater London Authority re SHMA – November 2013 
 Q2f Note of phone call with Hertsmere re SHMA – November 2013 
 Q2f Note of phone call with North Herts re SHMA – November 2013 
 Q2f Note of phone call with St Albans re SHMA – October 2013 
 Q2f Note of phone call with Stevenage re SHMA – October 2013 
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Part 1: Understanding Local 

Housing Market Dynamics and 

Signals

Welwyn Hatfield Strategic Housing 

Market Assessment

18 October 2013
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Purpose of our presentations today

This study will help provide evidence for the Council as to the future 

quantity of housing needed, including a breakdown by type and tenure 

over the plan period

• The first presentation will outline:

o the scope of works

o our proposed approach

o an overview of the operation of the local housing market

• Our second presentation examines: 

o the drivers of future change and their implications on the assessment of need

• We are interested today in obtaining your views and understanding of the:

o proposed methodology / approach

o emerging findings of the work to date

• Reflecting on your insights / experience from other areas
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Policy Context
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“To boost significantly the supply of housing, local 

planning authorities should:

- use their evidence base to ensure that their Local 

Plan meets the full, objectively assessed needs for 

market and affordable housing in the housing market 

area”

NPPF, Paragraph 47

“Local planning authorities should ensure that their 

assessment of and strategies for housing, 

employment and other uses are integrated, and that 

they take full account of relevant market and 

economic signals.”

NPPF, Paragraph 158
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“Local planning authorities should have a clear 

understanding of housing needs in their area. They should:

- prepare a Strategic Housing Market Assessment  

(SHMA) to assess their full housing needs, working with 

neighbouring authorities where housing market areas 

cross administrative boundaries. The SHMA should 

identify the scale and mix of housing and the range of 

tenures that the local population is likely to need over the 

plan period which:

- meets household and population projections, taking 

account of migration and demographic change;

- addresses the need for all types of housing…

- caters for housing demand and the scale of 

housing supply necessary to meet this demand”

NPPF, Paragraph 159
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Guidance and our 

Approach
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Research Challenges

• Complexity of the local housing market

o Multiple influences / drivers

o Planning for the long-term: Using historical drivers to inform future 

projections

• Interim period regarding methodological guidance

o ‘Beta’ versions of Planning Practice Guidance

o Interpretation of NPPF

• Range of valid assumptions

o Baseline / policy-led

• Range of perspectives / viewpoints
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“Establishing future need for housing is not an 

exact science. No single approach will provide 

a definitive answer. Plan makers should avoid 

expending significant resources on primary 

research…as this will in many cases be a 

disproportionate way of establishing an 

evidence base. They should instead look to 

rely predominantly on secondary data (e.g. 

Census, national surveys) to inform their 

assessment which are identified within the 

guidance.” 

DCLG ‘Assessment of housing and economic development needs’, 

August 2013
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Our Methodology – Objectively Assessed Need
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Our Methodology – Objectively Assessed Need
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Housing Market 

Geographies

227



Defining a housing market area

“A housing market area is a geographical area defined by household 

demand and preferences for all types of housing, reflecting the key 

functional linkages between places where people live and work.” (NPPG)

• Sources of information:

o House prices and change (Land Registry)

o Migration (NHS records / Census 2001)

o Contextual data (travel to work / retail and school catchment areas)

“The extent of the housing market areas identified will vary, and many 

will in practice cut across various local authority administrative 

boundaries. Local planning authorities should work with all the other 

constituent authorities under the duty to co-operate”. (NPPG)
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ORS 2010 - Housing Market Geographies
(Census 2001 Output Area Travel to Work defined)
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House Price Spatial Variations
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House Price Change over Time
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Assessing Containment
2001 Census snap-shot of peoples movements (migration)
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Spatial dimension - 2010/11 Migration Flows
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Understanding migration over time

Examination of average flows over ten year period 2001/02 – 2010/11

Strongest gross links
Sum of in and outflow

Persons per year (PPY)

Strongest net links

Largest Net Inflows (PPY)

St Albans 853 Barnet 326

North Hertfordshire 714 Enfield 265

Barnet 624 Hertsmere 161

East Hertfordshire 598 Largest Net Outflows (PPY)

Hertsmere 555 North Hertfordshire 208

Stevenage 547 Stevenage 155

Enfield 541 Central Bedfordshire 106
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Age Group Net Flows (Welwyn Hatfield)

Welwyn Hatfield

average 2001/02-2010/11 average 2001/02-2010/11

Barnet 475 North Hertfordshire 461

St. Albans 456 St. Albans 397

Enfield 403 Stevenage 351

Hertsmere 358 East Hertfordshire 332

East Hertfordshire 266 Central Bedfordshire UA 239

North Hertfordshire 253 Hertsmere 197

Broxbourne 201 Barnet 149

Stevenage 196 Enfield 138

Brent 162 Broxbourne 121

Harrow 140 Dacorum 99

Age Group Net Flows

Top Ten net Inflows Top Ten net Outflows

Top Ten Inflows Top Ten Outflows
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Travel to Work Area (ONS)

ONS defined Travel to Work areas based on 75% containment
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Travel to Work dynamics

Annual Population Survey (2011) data provides updated indication of commuting 

patterns

• Welwyn Hatfield an importer of labour – commuting ratio of approximately 0.8

• Approximately 24,650 ‘contained’ travel to work flows 

Largest inward commuting flows Largest outward commuting flows

Stevenage 5,300 Hertsmere 2,800

St Albans 4,250 St Albans 2,500

East Hertfordshire 4,200 Barnet 1,800

North Hertfordshire 3,350 City of London 1,700

Hertsmere 3,000 Camden 1,500
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Sub-authority

Spatial Areas
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Establishing a sub-

area geography

Key settlement geographies defined 

on the basis of best fit data 

geographies to urban areas

Woolmer Green

Oaklands & 

Mardley Heath

Welwyn

Digswell

Welwyn 

Garden 

City

Hatfield

Welham Green

Brookmans

Park

Little Heath

Cuffley

Rural 

North

Rural 

South
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Distribution of Population and Change 
2001 - 2011 

Sub-Area
Population

Change % Change
% of WH 

Growth2011 % 2001 %

Welwyn Garden City 46,500 42.1% 43,176 44.3% 3,324 7.7% 25.6%

Hatfield* 37,389 33.8% 27,955 28.7% 9,434 33.7% 73.2%

Brookmans Park 3,561 3.2% 3,600 3.7% -39 -1.1% -0.3%

Cuffley 4,282 3.9% 4,306 4.4% -24 -0.6% -0.2%

Digswell 1,629 1.5% 1,569 1.6% 60 3.8% 0.5%

Little Heath 980 0.9% 952 1.0% 28 2.9% 0.2%

Oaklands & Mardley

Heath
3,004 2.7% 2,923 3.0% 81 2.8% 0.6%

Welham Green 2,806 2.5% 2,726 2.8% 80 2.9% 0.6%

Welwyn 3,497 3.2% 3,301 3.4% 196 5.9% 1.5%

Woolmer Green 1,362 1.2% 1,305 1.3% 57 4.4% 0.4%

Rural North* 1,370 1.2% 1,430 1.5% -60 -4.2% -0.5%

Rural South 4,155 3.8% 4,308 4.4% -153 -3.6% -1.2%

Welwyn Hatfield 110,535 97,551 12,984

* Output area E00173254 re-distributed 50/50 between sub areas to reflect new house-building on 

the urban edge of Hatfield 240



Sub-Area
Dwellings

Change % Change
% of WH 

Growth2011 % 2001 %

Welwyn Garden City 20,249 44.5% 18,501 45.5% 1,748 9.4% 36.0%

Hatfield* 13,926 30.6% 11,327 27.8% 2,599 22.9% 53.5%

Brookmans Park 1,395 3.1% 1,355 3.3% 40 3.0% 0.8%

Cuffley 1,868 4.1% 1,820 4.5% 48 2.6% 1.0%

Digswell 639 1.4% 614 1.5% 25 4.1% 0.5%

Little Heath 472 1.0% 466 1.1% 6 1.3% 0.1%

Oaklands & Mardley

Heath
1,211 2.7% 1,170 2.9% 41 3.5% 0.8%

Welham Green 1,311 2.9% 1,255 3.1% 56 4.5% 1.2%

Welwyn 1,582 3.5% 1,412 3.5% 170 12.0% 3.5%

Woolmer Green 589 1.3% 555 1.4% 34 6.1% 0.7%

Rural North* 567 1.2% 565 1.4% 2 0.4% 0.0%

Rural South 1,722 3.8% 1,633 4.0% 89 5.5% 1.8%

Welwyn Hatfield 45,531 40,673 4,858

Change in Dwellings 
2001 - 2011

* Output area E00173254 re-distributed 50/50 between sub areas to reflect new house-building on 

the urban edge of Hatfield 241



Local House Price Variations
August 2012 – July 2013
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Income Variations
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Local Level Affordability
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Households in ‘need’ of affordable housing

Households registered on housing register and classified bands A - E
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Discussion Points

1. What observations do you have regarding the scope and approach to 

the research?

2. What pressures do you think will affect the future need for housing in 

Welwyn Hatfield?

3. How do you think variations within the borough (e.g. affordability, prices, 

incomes, housing delivery) affect local communities?

4. How do house prices affect where people choose to live?

5. What other factors are having an influencing role on peoples choices to 

move?
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Part 2: Looking to the Future –

Projecting Long-term Housing 

Requirements

Welwyn Hatfield Strategic Housing 

Market Assessment
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A national research consensus around 

need case

• Future Homes Commission (2012)

o 230,000 households forming annually + backlog of some 

two million homes 

• TCPA ‘new estimates of housing demand and need’ 

(2013)

o At least 240,000 – 245,000 additional homes required

• Shelter ‘A Home of Their Own’ (2013)

o Could take up to 12 years for a couple with a child to 

save for a deposit for their first home

“If chronic housing 

pressures are to be 

relieved and long term 

market volatility 

addressed, what’s not 

delivered now will 

need to be delivered 

at a later date”.
National Housing Policy Advisory 

Unit, 2009
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A national fall in housing delivery
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The Objective Assessment of Need –

Evidence and not Policy

“The assessment of development needs is an 

objective assessment of need based on facts 

and unbiased evidence. Plan makers should 

not apply constraints to the overall 

assessment of need, such as limitations 

imposed by the supply of land for new 

development, historic under performance, 

infrastructure or environmental constraints. 

However, these considerations will need to 

be addressed when bringing evidence 

bases together to identify specific policies 

within development plans.”
(NPPG – my emphasis)
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Demographic 

Indicators
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A historic picture of growth 2001 - 2011

• Population has grown by 
approximately 13,000 
between 2001 and 2011 
(13.4% growth)

• The number of households 
has increased by 3,850 
(10% growth) – 385 per 
annum

• Age profile of change

• Communal population 
(students significant 
factor) has increased by 
3,705 between 2001 and 
2011
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Components of Population Change
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Natural Change (Births – Deaths)
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Internal Migration
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International Migration
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Official Population Projections – Trend Based 

Projections

2011 Census 

Correction
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Changing Household Size

• Average Household Occupancy Size had increased from 2.39 persons 

to 2.45 persons

• Household size / Headship Rates used to translate population into 

projected household change

• Two datasets available: 

o 2008 Sub National Household Projections (SNHP)

o Interim 2011 based SNHP (2011 – 2021)

• Interim 2011 dataset indicates:

o Reduced formation of single person / Couple households 

o Increased formation of multi-adult households

‒ Non-dependant children living with parents one element
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Economic Signals
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Economic Context

• Approximately 77,000 jobs in the borough (2010) (Oxford 

Economics)

• Last ten years has seen significant inward investment 

o Increase of over 15,000 jobs since 2001 (OE)

• Unemployment levels have risen but comparatively low in national 

context 

o 9 year average of around 6% (NOMIS)
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Welwyn Hatfield Economic Forecast –

Employment Change
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Economic Forecast Change 2011-2031

Spatial Context
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Market Signals
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New Stock and Vacant Stock

• Total of 5,182 

completions 2001 –

2013 (431 per annum)

‒ Significant slow-down 

post 2007/08

• Analysis of Council Tax 

data identifies a 

vacancy rate of only 

3.3%

‒ 1,527 empty properties 

(2013)
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Welwyn Hatfield – House Price Distribution
August 2012 – July 2013
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Household Income Profile
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Affordability – Lower Quartile House Price / 

Lower Quartile Income
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Edge Analytics 

Population and 

Household 

Projections
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Overview of the Methodology

• Edge Analytics have used the POPGROUP software to produce a number of 
scenarios of alternative population and household growth 2011 – 2030

• Use of the latest available statistics produced by the ONS / DCLG

o Modelled using both 2008 and Interim 2011 headship rates

• Benchmarked against official projections - re-based 2010 SNPP scenario

• Alternative updated ‘trend’ scenarios:

o 5 year migration

o 10 year migration

o Net Nil – net migration balance set at 0 (hypothetical)

o Natural Change – no migration (hypothetical)

• Series of Jobs-led Scenarios (constrained to forecast job change):

o EEFM (August 2013 baseline run)

o EEFM Lost Decade (September 2013 sensitivity run)
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Modelled Dwelling Requirements
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Discussion Points

1. What social and economic factors do you think will influence the need for 

housing in the future? How different will these be to what we have seen 

over the last ten years?

2. How important is jobs growth and how does the supply of housing affect 

this?

3. What affect does the student population have on the local housing market?

4. What other specific housing need issues do we need to particularly focus 

on e.g. impact of ageing population / first time buyer challenges?

5. How does the housing and jobs market in surrounding authority areas 

impact on the borough?
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Briefing Note 
 

 
 

1 New York Street 
Manchester 
M1 4HD 
 
T: 0161 233 7676 
F: 0161 233 7677 
 
www.turleyassociates.co.uk 

Client Welwyn & Hatfield LPA  

Project SHMA  

Date 12 November 2013 File ref WELM2000 

Subject 

 

Initial Housing Market Discussion with Barnet LPA (Nick Lynch) 

1. An initial discussion to introduce the Welwyn & Hatfield SHMA to neighbouring authorities was set up 

via telephone. The purpose of the dialogue was to outline the approach to be taken for the SHMA 

research, understand the contacted authorities own comparable research and the methodological 

approaches adopted and discuss views on the sharing of housing market linkages with Welwyn & 

Hatfield authority. 

2. A number of questions were posed regarding the SHMA approach: 

 Confirmation that the 2011 Travel to Work and local level migration statistics weren’t being used to 

availability (confirmed understood that data was scheduled for release in 2014) 

 Question as to whether the work included new Gypsy and Traveller evidence – confirmed that the 

SHMA did not involve any further analysis on this specific area of housing need 

3. Barnet adopted its Core Strategy in September 2012. The Core Strategy was confirmed as NPPF 

compliant – Inspectors Report issued in June 2012. On this basis there are no immediate plans to 

update. A housing target of 28,000 is identified within the Core Strategy (15 years 2011 – 2026 – 

1,866 dpa). 

4. The production and publication of the Site Allocations Document DPD has been paused. It is unlikely 

to be published in advance of the May 2014 elections. 

5. Barnett’s planned housing growth is largely constituted through a number of large ‘growth areas’, 

largely focussed to the west of the Borough. Two AAPs were prepared covering major areas of 

regeneration intervention in 2009/2010. Brent Cross for example represents one of the major 

opportunity areas identified in the London Plan – 7,500 homes over 20 years and the projected 

delivery of 21,000 jobs. 

6. Acknowledged that the 2011 SNHP dataset shows a very high level of projected household growth – 

2,837 per annum (2011 – 2021) – exceeding the Core Strategy provision. The authority was noted as 

having the 4th highest housing target in London based on the last GLA evidence base. It is understood 

that the work the GLA is currently producing reaffirms this position. It was suggested that the gap 

between projected growth and the housing provision figure is considerably less marked than many of 

the other north London Boroughs. 

7. The Core Strategy housing requirement, as noted above, is in part supply driven in that it is based on 

the delivery of major regeneration areas and the delivery of a large development pipelines (large 

amount of extant planning permissions). It was noted that the housing requirement figures did not 

attract any significant challenge in the EIP, with the ambitious scale of planned growth considered as a 

factor in this. 
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8. The authority has not, subsequent to the adoption of the Core Strategy, undertaken or commissioned 

any work examining population and household projections. The last SHMA (ORS study) was 

published in March 2011 although it was noted that the majority of the work was undertaken during 

2009/10. They have no current plans to revise and update and don’t consider that a need exists to do 

so. 

9. With regards the housing market area it was noted that the SHMA work in Welwyn to date had 

identified a consistent and strong net out-migration of people from Barnet into Welwyn Hatfield. This 

confirmed the understanding of Barnet. It was noted that the driving factors behind these moves were 

likely to include a strong movement out of families looking for additional space at a more affordable 

prices. 

10. It was also noted that the travel to work dynamics in Barnet were very complex as a result of 

significant economic centres in proximity and strong infrastructure connections. 

11. It was noted that as of October 2013 that the Council had entered into a joint venture with Urban 

Vision (Capita) to deliver services. 
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Initial Housing Market Discussion with Broxbourne LPA (Colin Haigh) 

1. An initial discussion to introduce the Welwyn & Hatfield SHMA to neighbouring authorities was set up 

via telephone. The purpose of the dialogue was to outline the approach to be taken for the SHMA 

research, understand the contacted authorities own comparable research and the methodological 

approaches adopted and discuss views on the sharing of housing market linkages with Welwyn & 

Hatfield authority. 

2. Broxbourne Planning Officers are currently developing the Plan on the basis of the recommendations 

set out within the 2013 SHMA (GL Hearn / JGConsulting). This recommended a requirement of 

approximately 250 dwellings per annum. They are planning to accommodate a requirement for 262 

dpa with this factoring in an allowance for choice and competition. 

3. The modelling underpinning this recommendation used a demographic model and considered a range 

of scenarios including those constrained to different economic futures. Whilst the 2011 Interim SNHP 

dataset was released towards the end of the research process the analysis included modelling work to 

pre-empt this release and the implications of the dataset are included within an appendix to the 

SHMA. The modelling included a reducing of projected levels of migration within the trend based 

projections based on an analysis of Census 2011 data. 

4. The Council has scope within the existing contract to commission the consultancy team to update the 

SHMA analysis at some point in the future. It is likely that they will undertake this work following the 

next consultation stage of the Draft Plan and closer to the EIP. They anticipate this being Spring 2014. 

It was also recognised that it is anticipated that there will be a release of a new ‘official’ set of sub-

national population and household projections by the ONS / DCLG by this point. 

5. In building policy they are considering the implications of meeting needs through greenbelt release 

and have not reached a position as to impact on delivering needs etc… 

6. Recognise that the SHMA identifies a very large affordable housing need. To meet in full it is 

estimated this would require the delivery of approximately 1,800 houses a year (all tenures). This is 

evidently unfeasible in the eyes of the authority and therefore they are aiming to highlight that the plan 

will address as far as possible and will assist in reducing the backlog of need. 

7. With regards to market geographies it was noted that they had previously undertaken a sub-regional 

SHMA. This identified significant connections with East Herts and Enfield. It did not identify particularly 

strong links with Welwyn & Hatfield with this identified as part of a different functional market area. It 

was noted that linkages to Welwyn & Hatfield are low down the hierarchy. 

8. Recognised strong linkages to London, as is true of the majority of areas in this geography. It was 

noted that the GLA were planning to host a meeting outlining the implications of demographic 

projections on those areas with housing market linkages. 
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9. Based on the evidence prepared with regards to future Duty to Cooperate discussions the first points 

of dialogue would be with Enfield and East Herts. 

10. It was noted that the approach being undertaken by Welwyn & Hatfield regarding the SHMA 

methodology seemed broadly comparable with their own evidence base. 
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Initial Housing Market Discussion with Central Bedfordshire LPA (Simon Andrews – 

simon.andrews@centralbedfordshire.gov.uk) 

1. An initial discussion to introduce the Welwyn & Hatfield SHMA to neighbouring authorities was set up 

via telephone. The purpose of the dialogue was to outline the approach to be taken for the SHMA 

research, understand the contacted authorities own comparable research and the methodological 

approaches adopted and discuss views on the sharing of housing market linkages with Welwyn & 

Hatfield authority. 

2. Noted that Central Bedfordshire had not been invited to the event but recognised not directly adjoining 

the authority. Copy of the presentation given at the event to be sent across to provide context. Keen to 

be added to consultation list going forward and kept abreast of any emerging findings where relevant. 

3. Identified that housing market area geographies had posed a number of challenges based on 

availability / reporting of data at local authority level. In particular this relates to the sub-national 

population and household projection datasets. Discussed the fact that they have used ORS based 

housing market geographies and any sub-division of future requirements are likely to be based on an 

apportionment linked to the current 2011 population. Central Bedfordshire actually contains 4 housing 

market areas. 

4. The original 2010 SHMA (ORS) covered the whole of Bedfordshire. They have subsequently 

refreshed this through a joint study with Luton in 2012. This included population and household 

projections prepared in-house using the POPGROUP software. 

5. The publication of the 2011 Interim datasets and the Revised Mid-Year Population Estimates led them 

to conclude that this work required an update. They are currently refreshing the SHMA using ORS. 

This includes new population and household projection data. These refreshes have not sought to 

change the housing market area boundaries identified by ORS. Main reason for this is the absence of 

any local level data which can be used to update – the release of the 2011 Census TTW / Migration 

local level data will represent a point at which this can be updated. This did not show a crossover at a 

local level with the Welwyn Hatfield market area. 

6. Headline conclusions emerging from this refresh are that the needs for Luton are considerably higher 

than previously assessed. The 2012 SHMA included conclusions suggesting provision of 25,000 

dwellings in Central Bedfordshire and 10,500 in Luton. The figure for Central Bedfordshire was based 

on meeting some of Luton’s unmet needs. The Luton figures are now, however, potentially doubling 

based on demographic projections. 

7. It was noted that the projection methodology is not seeking to alter trend based migration levels 

(based on ten year trend). On this basis any historic migration linkages between Welwyn Hatfield and 

the authority are assumed to be maintained. 

8. They anticipate concluding the SHMA by the end of 2013. They previously consulted on a Pre-

Submission version of the Local Plan which received a significant number of responses (included 
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providing 13,500 new homes in the Green Belt). As a result of the changing housing need numbers 

they anticipate having to undertake a further stage of consultation interpreting the findings of the 

SHMA update. 

9. As part of this they are talking to Stevenage and North Hertfordshire to understand housing market 

linkages and collectively understand levels of need. It was noted that the DCA study for Stevenage 

included a large housing market area recognising authority level linkages and boundaries. 

AP 
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Initial Housing Market Discussion with East Herts LPA (Bryan.Thomsett – 

bryan.thomsett@eastherts.gov.uk) 

1. An initial discussion to introduce the Welwyn & Hatfield SHMA to neighbouring authorities was set up 

via telephone. The purpose of the dialogue was to outline the approach to be taken for the SHMA 

research, understand the contacted authorities own comparable research and the methodological 

approaches adopted and discuss views on the sharing of housing market linkages with Welwyn & 

Hatfield authority. 

2. Noted that one of his colleagues had attended the stakeholder event on the 18th October 2013. 

3. He agreed with the headline conclusions regarding migration and travel to work linkages between the 

two authorities and the implied relationships in this view reflecting their own understanding. 

4. The Councils housing evidence base includes the 2010 ORS study conducted between East Herts, 

Broxbourne and a number of Essex authorities. 

5. ORS have just refreshed this study in 2013. This study excludes Broxbourne as they commissioned a 

separate study as well as Brentwood who also undertook a separate study jointly with Chelmsford. 

The 2013 SHMA covered the authorities of East Herts, Uttlesford, Harlow and Epping Forest (M11 

Corridor). 

6. East Herts took the SHMA to Panel on the 3rd October where it was agreed. 

7. The modelling goes through to 2033 but numbers are presented to 2031 to cover all authorities plan 

periods. 

8. The study area covers the majority of the two main sub-market area geographies identified in the 

original 2010 ORS study. The Cheshunt and A10 market corridor area includes a small part of Welwyn 

Hatfield. 

9. The 2013 SHMA presents individual authority numbers as well as housing market area numbers. It is 

important to note, however, that the totals for the market areas only cover those parts of the 

authorities in the study area. For example, the Cheshunt and A10 market corridor total is only made 

up of the parts of the market area in East Herts and Epping Forest. It does not include any 

apportionment of requirements from Broxbourne or Welwyn Hatfield and is not therefore a total HMA 

figure. 

10. The modelling uses 4 scenarios including a 2010 SNPP scenario and a jobs-led scenario (EEFM). The 

Jobs-led scenario suggests a projected need for 769 dpa (15,380) and the 2010 SNPP a need for 845 

dpa (16,909). 

11. They have also taken a report including the 2011 SNHP and the modelled numbers on the What 

Homes Where website on the 25th July 2013. The 2011 SNHP projects a growth of 768 households 

per annum to 2021. The Council’s own extrapolation of this forward to 2031 suggested a average dpa 
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of 736 over the longer period to 2031. This calculation was undertaken by the Council based on rates 

of population change post 2021 as implied through the Edge Analytics modelling work for the Greater 

Essex area. This included analysis of the 2010 SNPP projections indicating a level of need of 800 dpa. 

12. The Council is planning to use an objectively assessed need figure of 750 per annum (15,000 

dwellings) which it is noted is slightly below the 2011 SNHP. They intend to use this figure within the 

next consultation draft of the Local Plan in February 2014 (Publication Stage). They are confident at 

this time that they will be meeting their own objectively assessed needs. This level of need is higher 

than the East of England Plan target of 660 per annum between 2006 and 2021 and that they are not 

looking to avoid addressing the higher levels of need evidenced. 

13. It was noted that the Council had stated through the consultation on the last iteration of the Welwyn 

Hatfield plan that they were not planning to accommodate unmet needs within the authority although it 

is now understood that this process is now moving forward. 
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Initial Housing Market Discussion with Enfield LPA (James Gummery – 

james.gummery@enfield.gov.uk) 

1. An initial discussion to introduce the Welwyn & Hatfield SHMA to neighbouring authorities was set up 

via telephone. The purpose of the dialogue was to outline the approach to be taken for the SHMA 

research, understand the contacted authorities own comparable research and the methodological 

approaches adopted and discuss views on the sharing of housing market linkages with Welwyn & 

Hatfield authority. 

2. The latest SHMA was prepared in 2009 and published in 2010 (Ecotec study using postal survey). 

They haven’t currently got any plans to update this evidence base but recognise they will need to do 

this in the near future. Noted that there is a recognition that they will need to be consistent in their 

approach with surrounding boroughs. 

3. It was noted that the GLA are currently undertaking a Greater London wide SHMA. This will not 

provide individual borough breakdowns. 

4. He highlighted that they would appreciate continuing to be informed of the outputs of the work. 

5. The authority faces significant population pressures (London spread) and so acknowledge that there is 

a flow outwards to surrounding authorities and would therefore expect to see the dynamics discussed 

based on the Stakeholder workshop presentation (TTW / Commuting). 

6. Enfield adopted the current Core Strategy pre NPPF although they consider that it is broadly 

consistent. This includes the latest GLA figure of 560 dpa (2011 London Plan). They are using this to 

calculate their 5 year housing land supply. They are not under immediate pressure regarding this 

supply position although it has not been tested at appeal yet. 

7. A review of the Core Strategy is not currently underway but they anticipate starting the process 

towards the end of 2014/2015. It was acknowledged that the review undertaken by the GLA will 

possibly result in changes to the housing target. 
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Initial Housing Market Discussion with James Gleeson GLA 

(james.gleeson@london.gov.uk) 

1. An initial discussion to introduce the Welwyn & Hatfield SHMA to neighbouring authorities was set up 

via telephone. The purpose of the dialogue was to outline the approach to be taken for the SHMA 

research, understand the contacted authorities own comparable research and the methodological 

approaches adopted and discuss views on the sharing of housing market linkages with Welwyn & 

Hatfield authority. 

2. It was noted that the GLA are looking to finalise their SHMA ahead of the end of the year and publish 

in January 2014. This will be used to inform the accompanying alteration of the London Plan. 

3. They have undertaken a detailed exercise to consider the overall Greater London numbers for housing 

requirements and capacity. This is based on a recognition that there is a considerable amount of new 

evidence. This includes demographic projections which suggest a rapid growth of the population has 

occurred. 

4. It was noted that the emerging draft conclusions are suggesting that there will be an annual deficit/gap 

of between 40,000 and 50,000 homes a year within the Greater London area (note that numbers are 

still being finalised). This takes account of demographic pressures and a meeting of a significant 

backlog of need evidenced in terms of concealed households and homeless households. 

5. The projections have been built in-house and are built using a net-stock model. This forecasts future 

requirements and compares with the current stock. It builds in re-modelled demographic projections 

and as noted above adds on an allowance to clear a backlog of need and subsequent adjustments for 

affordability. 

6. The work is presently just at the Greater London level. It is recognised that the London market area 

spreads out beyond this geography but as a result of administrative and political reasons it is not 

considered possible to extend the analysis to a wider housing market geography. It was also noted 

that this raised the question as to how far exactly this would extend. 

7. Whilst this represents a Greater London SHMA it is the responsibility of individual boroughs to develop 

individual housing requirements. There is a hope that a similar methodology will be adopted by each 

to ensure consistency but the GLA does not have the power to enforce this. It was noted, however, 

that if an authority adopts an obviously contrary methodology then he could see them formally 

objecting to it. 

8. He noted that previously each of the 5 sub-regions in London had undertaken a SHMA (2009/10). This 

did highlight that small changes in assumptions (whilst a broadly consistent methodology was 

adopted) could lead to quite significant differences in outcomes. 

9. In the construction of the demographic model it was noted that the GLA had quite significant concerns 

around the Interim 2011 SNPP dataset. Concern as a result of the application of assumptions this was 

over-projecting future growth in population in London. The modelling of new scenarios does, however, 
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use the 2011 SNHP headship rate assumptions with these rates modelled forward beyond 2021. They 

have produced high/ low variant scenarios based on varying elements of these. 

10. They haven’t explicitly layered on economic forecasts to create jobs-led scenarios and don’t intend to 

do this. They are not convinced this is strictly required by the Guidance. They are also concerned that 

the in-house economic forecasts they have are a little low based on recent forecasts and evidence of 

job creation. 

11. It was noted that the modelling indicated that there had been a fall in levels of out-migration from 

London during the recession. The question is whether this will continue. Their assessment suggests 

an assumption that out-migration rates will slowly return to the levels seen before the crash and they 

are not therefore assuming the drop is permanent. This will have an impact on surrounding authorities 

and their treatment of short and long-term migration assumptions. 
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Initial Housing Market Discussion with Hertsmere LPA (Richard Blackburn – 

richard.blackburn@hertsmere.gov.uk) 

1. An initial discussion to introduce the Welwyn & Hatfield SHMA to neighbouring authorities was set up 

via telephone. The purpose of the dialogue was to outline the approach to be taken for the SHMA 

research, understand the contacted authorities own comparable research and the methodological 

approaches adopted and discuss views on the sharing of housing market linkages with Welwyn & 

Hatfield authority. 

2. It was noted that Richard had only just joined Hertsmere Council. 

3. He requested confirmation of the timescale being used in the study. It was noted that the modelling 

undertaken by Edge Analytics runs to 2031 but that the outputs were being presented between 2011 

and 2030. 

4. The authority adopted its Core Strategy in January 2013. They have committed to undertaking a 

partial review within 3 years based on the Inspector’s Report. This includes provision for 266 dpa 

between 2012 and 2027 (3,990 units in total). 

5. The housing evidence includes the original ORS 2008 ‘London Commuter Belt’ study which was then 

updated in 2010. 

6. At the EIP there was considerable pressure from developers regarding numbers. This was associated 

the implementation of the NPPF and the balancing of objectively assessed needs against Green Belt 

arguments. General recognition, from his understanding, that the current Plan provision does not meet 

objectively assessed needs. 

7. In order to inform the partial review there is a commitment to commission new population and 

household projections for the authority and consider housing / employment needs including the 

preparation of an updated SHMA. 

8. It is anticipated that the projection modelling will be undertaken at an authority level but that the SHMA 

will cover the South West Hertfordshire Market Area (Watford, Three Rivers, most of Hertsmere, 

Dacorum and St Albans). This geography is essentially built around Watford being the locus of the 

market area. 

9. They will not be commissioning this study in the next 6 months but aim to commission within 12 

months. Rationale for this is that they are currently preparing the Site Allocations and Development 

Management DPD which will be out for consultation in January 2014. 

10. It is anticipated that this work will define a higher objectively assessed need than currently planning for 

which will have implications for other authorities in the surrounding market area. This will need to be 

addressed through future Duty to Cooperate discussions recognising the extent to which the authority 

can meet its own needs, pressures to meet needs from outer North London and then the extent to 

which these pressures would be pushed out further. 
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11. It was noted that they are keen to see a version of the draft report when prepared as anticipate 

housing market overlap based on the points above. He confirmed that it was important to get 

agreement between the authorities on emerging evidence. 
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Initial Housing Market Discussion with North Herts LPA (Richard Kelly – 

richard.kelly@northherts.gov.uk) 

1. An initial discussion to introduce the Welwyn & Hatfield SHMA to neighbouring authorities was set up 

via telephone. The purpose of the dialogue was to outline the approach to be taken for the SHMA 

research, understand the contacted authorities own comparable research and the methodological 

approaches adopted and discuss views on the sharing of housing market linkages with Welwyn & 

Hatfield authority. 

2. ORS completed a study for North Herts in January 2013. It was noted that this used a fairly consistent 

approach to that explained at the Stakeholder Event for the Welwyn Hatfield SHMA. 

3. Noted that the ORS study was produced in advance of the 2011 SNHP dataset being published and 

the modelling uses 2008 base headship rates. They had consulted ONS and confirmed that there was 

a relatively strong level of consistency in the authority regarding the conclusions reached linked to the 

modelled projections. This was not the case for the other authorities in the market area. An additional 

report was produced by ORS exploring the migration data under the 2011 dataset to highlight different 

migration levels assumed (internal and international). 

4. Central Bedfordshire and Luton are, as a result, undertaking a review of the SHMA as the new 

projections suggest a level of growth which is considerably higher than the ORS study modelled. 

5. North Herts are monitoring the outputs of this research to understand whether the analysis suggests 

there is a level of unmet need in Luton which will need to be accommodated elsewhere. 

6. Conversations with Stevenage suggest that they are planning to accommodate their objectively 

assessed needs and are not identifying unmet needs to be met elsewhere. 

7. The ORS study and the analysis of TTW areas identified that only a small part (approximately 1.7% of 

the population) of the authority, mainly centred around the village of Codicote, fell within the Welwyn 

Garden City market area. This has links with Old Welwyn and also Welwyn Garden City. 

8. The Stevenage DCA study identifies a housing market area which does not sub-divide authorities. 

This suggested a larger housing market area geography based on whole authorities. Acknowledged 

this reflects limitations of datasets for example the DCLG household projections are only available at 

an authority level. 

9. It is a lot neater in terms of numbers if housing market areas are agreed consistently. Noted that ORS 

have done it across all of the areas using the TTW data from the Census 2001 and these are currently 

being used by a number of authorities. The analysis in a number of areas apportions requirements 

based on the 2011 population to these housing market geographies. 

10. The Council is currently identifying an objectively assessed need for 10,700 homes between 2011 and 

2031. The figure of 535 dpa was used in the consultation on the Local Plan in February 2013. This is 

built with reference to the Jobs-led EEFM scenario but also aligns with the demographic scenarios. 
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11. The modelling does not, on this basis, assume any deflecting of migration to other areas. The 2011 

SNHP does show a slightly higher growth if the level of household growth is projected forward over the 

full plan period – growth of around 12,000. The Council intends to publish a response reconfirming 

their position based on their modelling. 

12. They intend to publish a Proposed Submission draft of the Local Plan in January 2014. This will need 

to tackle the identification of any unmet need in Luton but not anticipating any from Stevenage as 

noted above. 
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Initial Housing Market Discussion with St Albans LPA (Manpreet Kandu) 

1. An initial discussion to introduce the Welwyn & Hatfield SHMA to neighbouring authorities was set up 

via telephone. The purpose of the dialogue was to outline the approach to be taken for the SHMA 

research, understand the contacted authorities own comparable research and the methodological 

approaches adopted and discuss views on the sharing of housing market linkages with Welwyn & 

Hatfield authority. 

2. The authority appointed Housing Vision to undertake a SHMA update in 2013. The initial draft findings 

to date have identified a housing market link with Welwyn Hatfield. Suggested that migration flows 

range between 410 – 460 per annum from Welwyn Hatfield into St Albans and between 450 – 510 

people the other way. 

3. They haven’t reporting findings looking at market geographies at a sub-authority level yet but will be 

looking to break numbers down below the authority level. 

4. The question was noted to understand in greater detail how housing market area is being defined 

spatially. It was noted through the conversation that it was important that there was a dialogue around 

definition given that the two studies were being undertaken based on similar timescales. 

5. They have commissioned the SHMA in two stages. Initial scoping stage has led to the commissioning 

of demographic modelling to be undertaken by Edge Analytics. This will complement a base SHMA 

report addressing the DCLG outputs. The early modelling outputs suggest a growth of between 400 – 

600 although it was stated these were draft. It was also noted that for Welwyn Hatfield the Edge 

modelling had suggested a range of between 550 and 750 dpa. 

6. They intend to report the SHMA to Councillors on the 29th November – this will include a presentation 

by the consultants. 

7. It was noted that Welwyn Hatfield would be interested in being involved in any consultation on draft 

findings and future engagement processes. 

 

AP 
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Briefing Note 
 

 
 

1 New York Street 
Manchester 
M1 4HD 
 
T: 0161 233 7676 
F: 0161 233 7677 
 
www.turleyassociates.co.uk 

Client Welwyn & Hatfield LPA  

Project SHMA  

Date 10 October 2013 File ref WELM2000 

Subject 

 

Initial Housing Market Discussion with Stevenage LPA (Nigel Smith) 

1. An initial discussion to introduce the Welwyn & Hatfield SHMA to neighbouring authorities was set up 

via telephone. The purpose of the dialogue was to outline the approach to be taken for the SHMA 

research, understand the contacted authorities own comparable research and the methodological 

approaches adopted and discuss views on the sharing of housing market linkages with Welwyn & 

Hatfield authority. 

2. The latest SHMA is the DCA produced 2013 study. This was recognised as not including NPPF 

compliant analysis particularly in relation to identifying the ‘objectively assessed needs’ facing the 

authority. It does, however, provide a solid analysis of the affordable housing needs in the authority 

and the driving factors as well as other insights into the operation of the housing market. 

3. They have subsequently looked at the official and interim projections of population and household 

change as released by the ONS / DCLG. This analysis has been captured within a Local Housing 

Targets Paper used to inform Local Plan consultation (it was noted that this would be sent across by 

the Council following the discussion). The analysis of these official projections has provided the basis 

for the preferred target in the emerging Plan (5,300 homes over the period 2011 – 2031). 

4. They do not currently anticipate undertaking any sensitivity testing around the available official / 

interim projections and would suggest using those cited within their topic paper within any quoted 

analysis of evidence of need within Stevenage. 

5. The ORS analysis of housing market areas put Stevenage in a different market geography to Welwyn 

& Hatfield. 

6. The analysis identified the strongest connections were with North Herts and Central Bedfordshire. The 

Council do acknowledge that the DCA report has identified migration / commuting links with Welwyn & 

Hatfield and will be interesting to see if this is confirmed through the SHMA analysis. They do note, 

however, that the market split has got to make sense and the current geographies (as identified in the 

ORS) do seem to do this. 

 

AP 
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Inspector’s Preliminary Questions – Matter 1 (Duty to Cooperate) 

 

Evidence in support of the Council’s Response: 

Question 5 

 

 

Evidence in this section: 

 Q5a Broxbourne Local Plan evidence base WH comments 2016 
 Q5a Broxbourne Local Plan evidence base – update on comment 2016 

 
 Q5b West Essex East Herts Joint Statement for Cooperation 2015 

 
 Q5d North Herts and Stevenage SHMA Update June 2015 

 
 Q5e St Albans vs Secretary of State High Court Decision July 2017 
 Q5e Welwyn Hatfield response to St Albans Reg19 Policy SLP8 2016 
 Q5e Welwyn Hatfield response to St Albans SLP pre-exam hearing 2016 
 Q5e Welwyn Hatfield response to St Albans Draft SLP 2014 

 
 Q5g Welwyn Hatfield DtC letter Barnet April 2017 
 Q5g Welwyn Hatfield Barnet emails 2017 

 
 Q5h Enfield DtC response to Welwyn Hatfield July 2017 
 Q5h Enfield SHMA 2014 Interim Presentation 
 Q5h Enfield SHMA 2014 Housing Stakeholder Presentation 
 Q5h Enfield Stakeholder Meeting Write Up 2015 
 Q5h Welwyn Hatfield DtC letter Enfield April 2017 
 Q5h Welwyn Hatfield Enfield emails 2017 

 
 Q5i South West Herts officer DtC meeting minutes February 2017 
 
 Q5j Dacorum letter to Welwyn Hatfield 2017 
 Q5j Welwyn Hatfield response to Dacorum letter August 2017 
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Comments on the Broxbourne Local Plan evidence base –  
 
 
Our evidence indicates that there is an economic and housing market relationship 
with Broxbourne as well as with a number of other authorities in Hertfordshire and 
that the ‘best fit approach’ does not work in the context of Welwyn Hatfield. Whilst 
there has been joint working there is no agreement on housing and economic market 
geography across Hertfordshire. For Welwyn Hatfield the ‘best fit’ approach does not 
work and like you we are attempting to find a pragmatic way of moving forward. 
 
We have the following comments on our evidence base. 
 
 
Housing Market Area 
The relationship with Welwyn Hatfield is noted in your SHMA’s analysis, e.g. 
migration patterns and Travel to Work/commuting patterns. However your SHMA 
identifies that your strongest links are with Enfield and East Herts. However Enfield 
is subject to London wide analysis and East Herts has stronger relationships with 
Harlow and Stevenage. You have therefore drawn the conclusion that Broxbourne 
progresses its own evidence base.  
 
Whilst we are broadly content with this as an approach we would request an 
acknowledgement within your SHMA of the WHBC SHMA Partial Update 2015 and 
the Housing Market relationship identified between our authority areas and the 
acknowledgement that this is a Duty to Cooperate issue. 
 
Suggested wording:  
There are external influences on the housing market outside of this area, most 
notably the strong links to London as well as the interaction with Welwyn Hatfield. 
The Welwyn Hatfield SHMA2014 and its Update in 2015 has identified an over-lap 
with Broxbourne in its analysis of housing market geography as shown on Figure 2.1 
from the 2015 Update report. 
 
 
Functional Economic Market Area 
You have not asked us to review your evidence on economic links. The Welwyn 
Hatfield Economy Study Update 2015 has identified a Functional Economic Market 
Area (FEMA) which includes Broxbourne. 
 
We suggest that a similar reference is made to the relationship between Welwyn 
Hatfield and Broxbourne with regards to the extent of the FEMA. 
 
Brookfield Masterplan  
We have no objection to or comments to make on the proposals in the Brookfield 
Masterplan. However we would welcome the opportunity to review your Retail 
Impact Study– we would welcome the opportunity to have sight of the emerging work 
on this. Please note that we are in the process of updating our Retail and Town 
Centre Needs Assessment which once it has been finalised we can let ou see a copy 
of. 
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Review of the Green Belt for the preparation of the Local Development 
Framework March 2008 
Although the Green Belt Review pre-dates the NPPF 2012, it is noted that the study 
was reviewed by a Planning Inspector as part of Broxbourne’s Core Strategy 
Examination in 2011 albeit at a strategic level. 
 
The methodology used by the Broxbourne Green Belt Review 2008 differs from that 
used for Welwyn Hatfield’s Green Belt Review. The Broxbourne review uses a 
complex scoring system to assess the performance of a parcel of land against the 
purposes of the Green Belt. Welwyn Hatfield’s Green Belt review adopted a more 
qualitative approach, with a “traffic light” assessment of whether a parcel of land 
makes a significant, partial, limited or no contribution to Green Belt purposes. It also 
drew different conclusions relating to the role of the Green Belt in preventing 
coalescence as the gap between Cuffley and Goffs Oak separates villages and not 
towns. Nevertheless our assessment concludes that the Green Belt between Cuffley 
and Goffs Oak performs a significant role. 
 
We note that you have recently published a number of Emerging Local Plan Options, 
for various development options, including for Goff’s Oak. Development approach 5: 
East of Cuffley involves a proposal for a housing site which straddles the borough 
boundary between Broxbourne and Welwyn Hatfield. Our understanding is that part 
of the site is not available during the plan period and that therefore the site cannot be 
accessed and contrary to your document there is no certainty that this site can be 
delivered during the plan period. 
 
Infrastructure Issues  
We understand that your emerging proposals for Goffs Oak will result in the need for 
new primary school places. Options for growth around Cuffley will also result in a 
need for additional primary school places. Discussions with Hertfordshire County 
Council indicate that there is a relationship between the two settlements in terms of 
primary school provision. Hertfordshire County Council has indicated that should the 
scale of growth in Cuffley be insufficient to generate a need for a new school in itself 
then there would be the potential to respond to growth in the two settlements on a 
joint basis. Should this be the case I understand that Hertfordshire County Council’s 
preference would be for a new primary school in or around Goffs Oak. Welwyn 
Hatfield BC would welcome discussions with Broxbourne on this matter.  

291



From: Sue Tiley 
Sent: 25 April 2016 19:09 
To: 'Martin Paine' 
Cc: Julie Spicer 
Subject: RE: Broxbourne Local Plan evidence base - update and opportunity for 

comment 
Attachments: Broxbourne Local Plan evidence base comments st.docx 
 
Hi Martin 
 
Please see response to your questions which I hope you will find helpful. You will see I have raised 
the issue of primary school provision and I would welcome a meeting or at least a conversation 
relating to the feedback we have had from HCC on this.. 
 
 
Kind regards 
 
Sue 
 
Mrs Susan Tiley BSc (Hons) Dip TP MRTPI 
Planning Policy and Implementation Manager 
Welwyn Hatfield Borough Council, The Campus 
Welwyn Garden City 
Herts  AL8 6AE 
Tel: 01707 357268 
Fax: 01707 357285 
Email: s.tiley@welhat.gov.uk 
http://www.welhat.gov.uk/ 
www.twitter.com/WelHatCouncil 
 

 
From: Martin Paine [mailto:martin.paine@broxbourne.gov.uk]  
Sent: 11 March 2016 11:42 

To: Sue Tiley 
Subject: Broxbourne Local Plan evidence base - update and opportunity for comment 

 
Dear Sue, 
 
I’m writing to you as the Planning Policy lead on Welwyn Hatfield Council’s Local Plan. As you’ll be 
aware, I joined Broxbourne Council late last year as Planning Policy Manager. Since then I have been 
reviewing the evidence base and approach to the emerging Local Plan and I would like to bring you 
up to speed on this and to provide you with an informal opportunity to comment prior to our formal 
consultation, so that we can increase the robustness of our evidence base.  
 
You’ll be aware that in October 2015 Broxbourne Council published a ‘Duty to Co-Operate 
Framework Document’, which is a non-statutory document to set out the direction of travel on the 
Local Plan and to assist in discussions with a range of interested bodies including infrastructure 
providers. The main strategic element set out in the document relates to Brookfield, including 
proposals for 1,500 homes, 35,000 square metres retail floorspace, and employment land. For your 
information I’m attaching the emerging masterplanning work to this email. We are currently 
commissioning consultants to undertake a retail impact assessment which will involve other Local 
Planning Authorities where there are potential cross-boundary retail issues. 
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The Framework document indicated that Broxbourne is likely to fall short of a target of around 7,000 
homes, and could only identify supply for 6,000 homes. Since then the Council has been exploring 
options as to whether additional sites can be found to make up the shortfall in housing numbers, 
looking at the emerging housing trajectory, and has also approached other authorities to see 
whether they might be in a position to assist. This work is ongoing and the Council is trying hard to 
see whether suitable options exist to meet its housing needs within its own boundaries. We will set 
out the latest thinking on this in our Regulation 18 draft document in July for consultation over the 
summer. 
 
I’d also like to give you the opportunity to comment on two further matters. The first is a draft of the 
Council’s Review of Objectively Assessed Housing Needs, which we intend to finalise and then 
publish in June, and I’m attaching this here. Secondly, the Council commissioned Scott Wilson to 
undertake a detailed Green Belt Review, which was published in 2008. I have looked at this carefully 
and in my view it is compliant with current policy in the NPPF, which contains the same five tests of 
soundness as previously under PPG2. Whilst we do not intend to update the study, I’d be very 
grateful to hear from you if you think there are any cross-boundary Green Belt issues which we 
should consider further as we prepare the Broxbourne Local Plan. The Green Belt Review is available 
on the Council’s website here: http://www.broxbourne.gov.uk/resident-planning-and-building-
planning-policy-development-plan/evidence-studies%23Green%20Belt 
 
You/your team should have received a copy of the Broxbourne Local Plan Update email newsletter 
last month. The newsletter, together with further explanation of the latest on the Broxbourne Local 
Plan, is available at www.broxbourne.gov.uk/localplan.  
 
In order to give us time to take account of any comments back from you I would be very grateful if 
you could return any comments on the documents set out in this email to me by Friday 15 April. 
 
Best wishes with Welwyn Hatfield’s Local Plan. 
 
Kind Regards, 
 
Martin 
 
Martin Paine MRTPI 
Planning Policy Manager | Broxbourne Borough Council 
Bishops’ College | Churchgate | Cheshunt | EN8 9XQ 
 
Tel 01992 785555 extension 5770| Web: www.broxbourne.gov.uk | Twitter: 
@BroxbourneBC 
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Joint Statement for the Cooperation for Sustainable Development Board on 

22 September 2015 

 

On 22 September 2015, the Co-operation for Sustainable Development Board (the Board) 

noted the updated Strategic Housing Market Assessment for the West Essex/East Herts area 

(covering East Herts, Epping Forest, Harlow and Uttlesford Districts) and an associated joint 

report on economic growth.  The revised SHMA identifies the objectively assessed housing 

need for the SHMA area using the latest published population projections as the starting 

point.  The new SHMA identifies a total objectively assessed housing need for the Housing 

Market Area as a whole of 46,100 net additional dwellings over the Local Plan period 2011-

2033.  The figures are broken down by District – East Herts DC 16,400; Epping Forest DC 

11,300, Harlow DC 5,900 and Uttlesford DC 12,500.  It also gives a breakdown of the OAHN 

for each district by tenure and dwelling size.   

The identification of the objectively assessed housing need is not the housing target but 

provides the basis for each authority to develop its housing target taking account of policy, 

and supply factors and all 4 authorities will be considering the SHMA and economic reports 

at a local level.  East Herts will be reporting to the District Planning Executive Panel on 22 

October 2015; Epping Forest District Council will be reporting the SHMA and economic 

reports to its Cabinet on 8 October 2015; Harlow will be reporting to its Local Development 

Plans Panel on 21 October 2015; and Uttlesford will be reporting to the Planning Policy 

Working Group on 29 September 2015. 

In accordance with the legal obligations of the Duty to Cooperate the Board will continue to 

discuss the distribution of proposed housing and jobs growth across the Strategic Housing 

Market Area/Functional Economic Market Area. This includes ensuring that Strategic 

Housing Market Area housing needs are met, taking account of availability, viability and 

deliverability, with the outcomes of any discussions being taken back to the individual 

authorities for decision making.   The Board will work towards the production of a 

memorandum of understanding to support the joint working and meeting the duty to 

cooperate. 
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From: Carol Hyland  
Sent: 03 June 2015 12:10 
To: 'Richard Kelly' <Richard.Kelly@north-herts.gov.uk>; ''nigel.smith@stevenage.gov.uk' 
<'nigel.smith@stevenage.gov.uk> 
Cc: Sue Tiley <S.Tiley@welhat.gov.uk> 
Subject: RE: Stevenage and North Herts housing market assessment update 
 
Dear Richard / Nigel, 
 
I’ve checked my diary and unfortunately I have a Broxbourne SHMA meeting on the 16th June which 
I’ve already accepted so won’t be able to attend your stakeholder workshop in Luton that afternoon. 
Please include us on any invite though, just in case someone else can attend. 
 
Thought it might be useful to set out some short bullet points to reflect matters raised/discussed 
yesterday. Hope helpful. 
 
 
·        Housing Market Area work – I understand that a review/update of this work will be on-going 
over the next couple of months. We would be grateful if ORS could consider surrounding 
SHMAs/HMA geography and in the case of Welwyn Hatfield, explore any cross boundary issues that 
need to be reflected in your HMA work. 
 
 
 
·        OAN – based on the HMA – The recently circulated draft paper reflects only the administrative 
areas of North Herts and Stevenage but I believe you said that the next stage of your HMA work will 
be assessing the need for housing on the basis of the HMA. I am not familiar with ORS’s 
methodology for dealing with the OAN where cross boundary issues arise and it would be useful if 
ORS could share their methodology with us (and our consultant’s Turleys) sooner rather than later. 
Whilst other SHMAs have identified a HMA which includes cross boundary geographies, few have 
attempted to identify an OAN for their HMA unless perhaps if the HMA fits with Local Authority 
boundaries (e.g. SW Herts). Where HMAs include parts of other Local Authority areas, many SHMAs 
remain silent on an OAN. As you know, the Welwyn Hatfield SHMA has made an assessment based 
on both the HMA and the local authority area. You are familiar with how this has been drawn and 
I’m sure that Turleys would be happy to discuss this with ORS should that be useful. 
 
 
·        As you know, we have recently commissioned an update to our demographic modelling and our 
SHMA. To date, the Welwyn Hatfield SHMA has reflected the most up to date position of the OAN in 
those adjoining authorities that form part of our HMA. With that in mind, Turleys are instructed to 
contact our HMA partners to discuss their latest evidence base and to integrate this within the OAN 
for the Welwyn Hatfield HMA. 
 
 
·        ORS recommend a 10 year migration led scenario and they explained that this was, in their 
opinion, more likely to reflect patterns in the future (including to and from London). I understand 
that the GLA were broadly supportive of this approach. Again, it might be useful if ORS could discuss 
this with Turley. It may be that our SHMAs recommend different scenarios for different reasons (as 
you know, our 2014 SHMA recommends an OAN which reflects the outputs from our Economy Study 
(and also allows for an uplift over demographic projections). As is there is no one correct 
methodology, this should not be a problem in principle as both sets of consultants are specialists in 
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their field. However, it is important that where different assumptions are made that there is broad 
understanding of any differences and implications. 
 
 
·        2012 SNHP/Headship rates. ORS consider these to be the most appropriate/best available data-
set. (2008 too high, 2011 Interim – clearly not robust in the opinion of most demographers). Not 
concerned that the 2012 dataset could be considered suppressive in terms of household formation. 
 
 
·        Uplift – 10% recommended by ORS – as per Eastleigh (various similarities drawn). Unknown as 
to how stable the Eastleigh position will remain going forward as a result of future EIPs but 
acknowledge the absence of any clear methodology for determining what is an appropriate level of 
uplift (in a high demand market area) or any national perspective on the impact of increasing supply 
on affordability. The ORS draft paper draws comparisons with other areas based on common IMD 
indicators. I queried whether this should also be carried out on a similar basis for the wider HMA to 
explore the more local evidence for any high and low demand market areas. Examples were 
discussed. 
 
 
·        It was interesting to hear ORS’s assessment that if each local authority area were to employ a 
10% uplift, that the annual delivery target would exceed the nationally expressed need for housing, 
so 10% need not be a default position. Milton Keynes was used as an example of where no market 
uplift is considered appropriate. Compared to England, average house prices locally are significantly 
higher but this alone does not indicate a level for Uplift. 
 
 
·        Page 47: There seems to be some clarification required – the paper is assessing North Herts and 
Stevenage LA areas but not the HMA and yet the House Prices bullet point suggests that the data 
relates to the HMA, the next bullet point talks about the study area? 
 
 
 
·        Para. 2.63 – suggest deleting the last sentence. Quite simply, this section deals with the need 
for additional C2 bedspaces that meet the non-self contained definition of C2 (para 2.62 above). The 
last sentence adds some confusion around self contained not being part of the growth? 
 
 
Lastly, thank you for agreeing to sharing the draft document with Turleys. We will of course continue 
to share information with yourselves as it becomes available. 
 
Kind Regards, 
 
Carol Hyland 
 

 
 
From: Richard Kelly [mailto:Richard.Kelly@north-herts.gov.uk] 
Sent: 02 June 2015 16:24 
To: 'caroline.hunt@scambs.gov.uk'; 'ataylor@uttlesford.gov.uk'; 'claire.sime@eastherts.gov.uk'; Sue 
Tiley; Carol Hyland; 'Chris Briggs (chris.briggs@stalbans.gov.uk)'; 
'andrew.marsh@centralbedfordshire.gov.uk'; 'Owen, Kevin (Kevin.Owen@luton.gov.uk)'; 'Laura 

296

mailto:Richard.Kelly@north-herts.gov.uk
mailto:chris.briggs@stalbans.gov.uk
mailto:Kevin.Owen@luton.gov.uk


Wood (Laura.Wood@dacorum.gov.uk)'; 'Williamson John (John.Williamson@scambs.gov.uk)'; 
'pwilliams@aylesburyvaledc.gov.uk'; 'Richard Javes (richard.javes@stevenage.gov.uk)' 
Cc: 'nigel.smith@stevenage.gov.uk'; 'Jonathan Lee (jonathan.lee@ors.org.uk)' 
Subject: RE: Stevenage and North Herts housing market assessment update 
 
Dear all 
 
For those of you who weren’t able to join us today, we’ve asked that if anyone has any feedback on 
the draft report circulated yesterday can they let us have it by the end of next Tuesday (9th) please. 
 
Many thanks 
 
Richard Kelly 
Principal Strategic Planning Officer 
Direct dial: 01462 474847 
North Hertfordshire District Council 
Council Offices, Gernon Road 
Letchworth Garden City 
Hertfordshire 
SG6 3JF 
 
Follow us on Twitter<http://www.twitter.com/NorthHertsDC> 
Like us on Facebook<http://www.facebook.com/northhertsdc> 
www.north-herts.gov.uk 
 

 
 
From: Richard Kelly 
Sent: 01 June 2015 11:36 
To: 'caroline.hunt@scambs.gov.uk'; 'ataylor@uttlesford.gov.uk'; 'claire.sime@eastherts.gov.uk'; 'Sue 
Tiley'; 'C.Hyland@welhat.gov.uk'; 'Chris Briggs 
(chris.briggs@stalbans.gov.uk<mailto:chris.briggs@stalbans.gov.uk>)'; 
'andrew.marsh@centralbedfordshire.gov.uk'; 'Owen, Kevin 
(Kevin.Owen@luton.gov.uk<mailto:Kevin.Owen@luton.gov.uk>)'; 'Laura Wood 
(Laura.Wood@dacorum.gov.uk<mailto:Laura.Wood@dacorum.gov.uk>)'; 'Williamson John 
(John.Williamson@scambs.gov.uk<mailto:John.Williamson@scambs.gov.uk>)'; 
'pwilliams@aylesburyvaledc.gov.uk'; 'Richard Javes 
(richard.javes@stevenage.gov.uk<mailto:richard.javes@stevenage.gov.uk>)' 
Cc: 'nigel.smith@stevenage.gov.uk'; 'Jonathan Lee 
(jonathan.lee@ors.org.uk<mailto:jonathan.lee@ors.org.uk>)' 
Subject: RE: Stevenage and North Herts housing market assessment update 
 
Dear all 
 
Please find attached a draft report from ORS in advance of tomorrow’s Stevenage / North Herts 
SHMA meeting here in Letchworth. At present this is not in the public domain as it is still in draft 
form, so this is purely to aid tomorrow’s discussion. 
 
Regards 
 
Richard Kelly 
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Principal Strategic Planning Officer 
Direct dial: 01462 474847 
North Hertfordshire District Council 
Council Offices, Gernon Road 
Letchworth Garden City 
Hertfordshire 
SG6 3JF 
 
Follow us on Twitter<http://www.twitter.com/NorthHertsDC> 
Like us on Facebook<http://www.facebook.com/northhertsdc> 
www.north-herts.gov.uk 
 

 
 
From: Richard Kelly 
Sent: 21 May 2015 10:04 
To: 'caroline.hunt@scambs.gov.uk'; 'ataylor@uttlesford.gov.uk'; 'claire.sime@eastherts.gov.uk'; 'Sue 
Tiley'; 'C.Hyland@welhat.gov.uk'; 'Chris Briggs 
(chris.briggs@stalbans.gov.uk<mailto:chris.briggs@stalbans.gov.uk>)'; 'Simon Andrews 
(Simon.Andrews@centralbedfordshire.gov.uk<mailto:Simon.Andrews@centralbedfordshire.gov.uk>
)'; 'Owen, Kevin (Kevin.Owen@luton.gov.uk<mailto:Kevin.Owen@luton.gov.uk>)'; 'Laura Wood 
(Laura.Wood@dacorum.gov.uk<mailto:Laura.Wood@dacorum.gov.uk>)'; Williamson John 
(John.Williamson@scambs.gov.uk<mailto:John.Williamson@scambs.gov.uk>); 
'pwilliams@aylesburyvaledc.gov.uk'; Richard Javes 
(richard.javes@stevenage.gov.uk<mailto:richard.javes@stevenage.gov.uk>) 
Cc: 'nigel.smith@stevenage.gov.uk'; Jonathan Lee 
(jonathan.lee@ors.org.uk<mailto:jonathan.lee@ors.org.uk>) 
Subject: Stevenage and North Herts housing market assessment update 
 
Dear all 
 
Just to confirm the next meeting of the steering group for the Stevenage and North Herts housing 
market assessment update will be at 2pm on 2 June 2015 at the Council Offices in Letchworth 
(address below). We hope to be discussing the draft report that ORS are working on for the two 
authorities. 
 
Regards 
 
Richard Kelly 
Principal Strategic Planning Officer 
Direct dial: 01462 474847 
North Hertfordshire District Council 
Council Offices, Gernon Road 
Letchworth Garden City 
Hertfordshire 
SG6 3JF 
 
Follow us on Twitter<http://www.twitter.com/NorthHertsDC> 
Like us on Facebook<http://www.facebook.com/northhertsdc> 
www.north-herts.gov.uk 
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  St Albans Strategic Local Plan Publication 2016 - Representation Form 

Part B – Please use a separate sheet for each representation 

Name or Organisation: Welwyn Hatfield Borough Council 

 3. Please give the number or name of the Paragraph or Policy your comment relates to. 
Documents can be found at the following links: 

 Strategic Local Plan Publication Draft 2016 – www.stalbans.gov.uk/slp  
 Sustainability Appraisal Report - www.stalbans.gov.uk/slp  

 
 
Paragraph 6.37 Policy SLP8    

 4. Do you believe the Strategic Local Plan &/or its sustainability appraisal is: 
 
(1) Legally compliant Yes  

 
 No  

      
(2) Sound Yes  

 
 No X 

      
(3) Complies with the Duty to co-operate Yes  

 
 No X 

 
If you have entered No to 4.(2), continue with Q5, otherwise please go straight to Q6 

5. Do you consider the Strategic Local Plan is unsound because it is NOT: 

(1) Positively Prepared (it is not prepared based on a strategy which seeks to meet 
objectively assessed development and infrastructure requirements) 

  
X 

    
(2) Justified (it is not the most appropriate strategy, when considered against the 
reasonable alternatives, based on a proportionate evidence base) X  

   (3) Effective (the plan is not deliverable over its period and based on effective joint 
working on cross-boundary strategic priorities) X  
   
(4) Consistent with national policy X  
 6. Please give details of why you consider the Strategic Local Plan &/or its sustainability 
appraisal is or is not legally compliant, unsound or fails to comply with the duty to co-operate.  
Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Strategic Local Plan &/or its 
sustainability appraisal or its compliance with the duty to cooperate, please use this box to set 
out your comments. 
Policy SLP8: Local Housing Requirement/Target and Provision and paragraph 6.37 of the SLP 
appear to conflate the need for housing (the requirement) with the local housing target.  
Paragraph 6.37 states (WHBC underlining): The Council’s Local Housing Requirement/Target is 
set at 436 dwellings per annum on the basis of the best evidence available on the need for new 
housing development in the District and a Plan that sets out to meet reasonable long term 
estimations of need in full. Housing needs research suggests that, using a demographic 
projection of future household growth and taking account of longer term estimates of migration 
(ten year projection period), an annual average provision of 436 new dwellings would meet full 
need. 
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Welwyn Hatfield Borough Council raises the following representations: 

1) Paragraph 6.37 and the Policy title of SLP8 does not appear to be justified by the evidence 
base. Neither are they consistent with national policy (or Planning Practice Guidance).  

a. St Albans has not demonstrated that 436 dwellings per annum represents the full local 
housing requirement/need. 

b. A key finding of the St Albans SHMA (2013) was that there was a net need for 11,724 
additional homes in St Albans and District between 2011 and 2031, an annual average of 
586 homes over a 20 year period (page 259). Whilst the SHMA (various iterations) has 
examined other scenarios, the SHMA did not appear to conclude that (one of many 
scenarios) 436 dwellings per annum represents the full local housing requirement/need.  

c. The evidence base as contained in the SHMA does not represent a full Objectively 
Assessed Need for housing as envisaged by the NPPF and Planning Practice Guidance. It 
does not take into account likely changes in job numbers based on past trends or future 
forecasts. Other matters such as market signals, evidence of house prices or rents rising 
faster than the national/local average; or relative affordability (ratio of house prices to 
incomes) or the likelihood of any historical suppression of household formation rates and 
whether these have been constrained by supply may, Planning Practice Guidance 
suggests, lead to a need for an uplift above the demographic projection. 

2) The plan is not currently effective with regards to cross-boundary strategic matters or the Duty 
to Cooperate. 

a. The need for homes and jobs in an area are two of the strategic matters set out in 
paragraph 156 of the NPPF where public bodies have a Duty to Cooperate. 

b. Both the Welwyn Hatfield and the St Albans SHMA identify a cross boundary housing 
market relationship between the two local authority areas. However, it is noted that the 
recently published SW Herts SHMA identifies the whole of St Albans falls within the SW 
Herts housing market area on a ‘best fit’ whole local authority basis.  

c. Whilst there is no one correct methodology, it is noted that different assumptions have 
been used in deriving the OAN for St Albans to that applied in the Welwyn Hatfield SHMA 
(and the SW Herts SHMA 2016). There is a risk that the St Albans approach is not 
consistent with the NPPF and PPG and the Inspector may not consider the St Albans 
approach to assessing their (full) OAN to be robust, in particular with regards to its 
approach to the most up to date CLG household projections, the lack of any uplift in 
recognition of market signals, any analysis of the needs of the economy, the formation 
rates of younger households, the affordability of housing and the need for affordable 
housing. 

d. Whilst the WH SHMA Partial Update 2015 did not identify an OAN for St Albans, 
alternative evidence is available in the SW Herts SHMA 2016 which is based on the most 
up to date demographic (population and household) projections and does assess the need 
for housing in the way envisaged by the NPPF and PPG. The SW Herts SHMA indicates 
(table 76) that the full OAN for housing in St Albans is significantly higher at 705 dwellings 
per annum, than that stated in the St Albans SLP at 436 dwellings per annum. This 
represents a significant shortfall of 269 dwellings per annum between the two approaches. 

e. Should the St Albans approach be found unsound, Welwyn Hatfield does not consider it 
would have the capacity to accommodate any shortfall not met in St Albans. 

3) The plan is not positively prepared.  
a. If the Inspector were to find that there is a significant shortfall between the housing target 

and the full need for housing, St Albans has not demonstrated how or where this shortfall 
between the full OAN and the St Albans target could be accommodated within its Housing 
Market Area or if it cannot, what efforts it has made to do so.  
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7. Please set out what modification(s) you consider necessary to make the Strategic Local Plan 
&/or its sustainability appraisal legally compliant or sound. Please have regard to any answer you 
have given at 5 and 6 above. (NB: Please note that any non-compliance with the duty to co-
operate is incapable of modification at examination).  You will need to say why this modification 
will make the Strategic Local Plan &/or its sustainability appraisal legally compliant or sound.  It 
will be helpful if you are able to put forward your suggested revised wording of any policy or text. 
Please be as precise as possible. 

 
1) St Albans should work with other LPAs within its Housing Market Area (whole and part 

authority areas) to agree the basis of a full Objectively Assessed Need for Housing with 
reference to the NPPF and PPG.  

2) If St Albans continue with the submission of its SLP, it should reflect in the SLP that its 
housing target does not also represent the full OAN for housing and should set out how any 
shortfall will be met within the HMA or if it cannot, what efforts have been made to do so. 
(Continue on a separate sheet if necessary) 

Please note: Your representation should cover succinctly all the information, evidence and supporting 
information necessary to support and justify the representation and the suggested change. There will not 
normally be a subsequent opportunity to make further representations. 
After this stage, further submissions will be only at the request of the Inspector, based on the 
matters and issues he/she identifies for examination. 
 
8. If your representation is seeking a modification, do you consider it necessary to participate at 
the oral part of the examination? 
 
  No X Yes 
 
9.  If you wish to participate at the oral part of the examination,  please outline why you consider 
this to be necessary: 

To ensure that Welwyn Hatfield Borough Council, which shares a housing market relationship with 
parts of St Albans, is duly represented at the examination give that the matters raised above 
would also have implications for the preparation and examination of the Welwyn Hatfield Local 
Plan.  

 

Please note the Inspector will determine the most appropriate procedure to adopt to hear those who have 
indicated that they wish to participate at the oral part of the examination. 

 
 
 

 

Please note that all responses will be held by the Council in accordance with the Data Protection Act 1998.  
Your name, town and comments will be made available to the public on the consultation portal; in council 
committee papers and as otherwise considered appropriate by us. Your personal data i.e postal addresses, 
emails and telephone numbers will not be share with the public.   
 
However, your contact details will be shared with the Programme Officer & Inspector for the purposes of the 
Public Examination.  We will use your contact details to notify you about future stages of the plan process.  By 
submitting this form you are agreeing to these purposes. 

10. Do you wish to be notified of any of the following? Please mark all that apply. 
(a) when the Strategic Local Plan has been submitted X 

(b) when the Inspector’s Report is published X 

(c) when the Strategic Local Plan is adopted X 

 

11. Signature: 
  

Date: 19th February 2016  
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Welwyn Hatfield Borough Council 
Respondent reference number: 978275 

 
Hearing Matter 1: The Duty to Co-operate 

 

1 
 

Independent Examination of the St Albans Strategic Local Plan 
Initial Hearing Session Wednesday 26th October 2016 at 14.00 

 
 

Welwyn Hatfield Response 

Introduction 

The main concern of Welwyn Hatfield relates to the soundness of the plan and in particular 
parts of the evidence base, including the SHMA. In addition, the Economic Development and 
Employment Land Technical Paper (dated April 2016) was not available at the time the SLP 
was published for consultation. 

The Duty to Cooperate (DtC) does not necessarily mean that DtC organisations and bodies 
will always agree and clearly St Albans consider their SLP and evidence base to be robust.  

It is in the interests of all parties for the Inspector to consider at an early stage, the 
robustness of the evidence on which the SLP is based and to consider whether the SLP is 
justified, i.e. is it the most appropriate strategy when considered against the reasonable 
alternatives. 

Welwyn Hatfield’s DtC concerns flow from this soundness concern and from the evidence 
base. 

Question 1: Have cross-boundary strategic priorities been properly identified? 

Welwyn Hatfield Response 

Paragraph 1.24 of the Publication Draft of the St Albans Strategic Local Plan (SLP) 
references the duty to cooperate on planning issues that cross administrative boundaries, 
particularly those which relate to strategic priorities. Paragraph 1.25 sets out a series of 
bullet points listing meetings, evidential and plan making work carried out jointly between 
various authorities but it does not identify what the cross-boundary strategic priorities are. 

There are references within the SLP (in policy and supporting text) to the joint preparation of 
the East Hemel Hempstead AAP. There is also a reference in paragraph 10.17 to the 
Ellenbrook Country Park near Hatfield which is being delivered through cross-boundary 
cooperation between St Albans and Welwyn Hatfield Councils. 

Further explanation can then be found in the St Albans Duty to Cooperate Statement of 
Compliance (DtC SoC) August 2016. St Albans has identified three key issues as strategic 
planning priorities: 

 Green Belt 
 Housing delivery; and 
 Economic development. 

These matters are expanded upon on pages 11-19 of the St Albans DtC SoC.  

Matters not identified: Infrastructure and retailing are not identified as strategic planning 
priorities and the housing delivery section makes no mention of provision for Gyspies and 
Travellers and Travelling Showpeople.  
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Welwyn Hatfield Borough Council 
Respondent reference number: 978275 

 
Hearing Matter 1: The Duty to Co-operate 

 

2 
 

 

DtC implications 

Retail: St Albans has now clarified to Welwyn Hatfield that the Colney Fields retail park 
extension is to be limited to the area of the permitted scheme (or future similar alternative 
proposals with a very similar footprint and impact). As a result, Welwyn Hatfield is now able 
to withdraw its reserved position and the objection to Policy SLP 19. 

Infrastructure: The Welwyn Hatfield representation identifies a cross-boundary 
infrastructure issue which relates to the potential pressure on the A1057 and surrounding 
roads arising from future development at the Oaklands broad location in St Albans and site 
around Hatfield (in Welwyn Hatfield).  

It is understood that since Welwyn Hatfield submitted representation to the SLP, these 
cross-boundary growth levels have now been included in the County Council’s COMET 

modelling.  

Gypsy and Traveller pitch provision: Paragraph 6.63 of the SLP confirms an assessment 
of need has been carried out. This assessment (2015) identifies a need for 79 additional 
pitches, of which 47 pitches are required by 2019). Policy SLP12 of the St Albans SLP does 
not include a target for the provision of additional gypsy and traveller pitches (and hence no 
basis for demonstrating a 5 year land supply). It also provides limited certainty of delivery for 
a number of reasons, which would appear to leave delivery to planning applications rather 
than being plan-led. 

Welwyn Hatfield understands that St Albans has yet to review its evidence base in line with 
the revised national Planning policy for Traveller Sites (PPTS) and this is why St Albans has 
not included a target within its SLP. 

However, there appears to be no strategy for addressing this matter within the SLP and the 
lack of a target and an associated 5 year land supply; and uncertainty around site delivery 
means that St Albans may have a shortfall of sites and pitches against its assessed need.  

Welwyn Hatfield’s DtC concerns flow from a soundness concern as Gypsy and Traveller 
development should be considered as part of the overall housing delivery, which in itself is a 
strategic priority.  

Welwyn Hatfield is making provision to meet its assessed need and does not have the 
capacity to deliver a shortfall from St Albans, should one arise.  
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Welwyn Hatfield Borough Council 
Respondent reference number: 978275 

 
Hearing Matter 1: The Duty to Co-operate 

 

3 
 

 

 

Question 2: What processes and procedures have been initiated to engender co-
operation? Is there a commitment to long-term co-operation? 

Welwyn Hatfield Response 

Welwyn Hatfield is happy to agree that the stated processes and procedures (Appendix 1 of 
the St Albans Duty to Cooperate Statement of Compliance August 2016 (DtC SoC), which 
include a range of technical work (evidence base), officer level meetings with neighbouring 
authorities, master-planning with the relevant bodies, discussions at county-wide groups, a 
Memorandum of Understanding (MoU) and reports by St Albans Officers to elected 
members have taken place. 

What is not identified: St Albans also engaged with Welwyn Hatfield on a number of other 
occasions, for example: 

 Welwyn Hatfield wrote to St Albans (and others) in September 2013 to introduce the 
Welwyn Hatfield SHMA and requested assistance in line with the Duty to Cooperate. 

 St Albans were invited to, and attended, a Stakeholder workshop for the Welwyn 
Hatfield SHMA on 18th October 2013. Stakeholders debated the methodology and the 
emerging findings, and were invited to submit responses. 

 Similarly, St Albans was invited to and attended a workshop on 18th November 2013 
relating to the Welwyn Hatfield Economy Study. 

 Welwyn Hatfield’s SHMA consultants contacted officers from each authority with 

potential housing market linkages (including St Albans). Discussions covered the 
approach being taken, the initial outputs of the housing market modelling and to 
document the position of each authority’s evidence base and adopted/emerging 

policy. 

 St Albans were invited (and attended) a Welwyn Hatfield DtC workshop on 20th 
October 2014, which considered the outputs from the Welwyn Hatfield SHMA and 
Economy Study. 

 St Albans were invited (and attended) a Welwyn Hatfield DtC meeting on the Welwyn 
Hatfield Housing and Economic Market Areas on 26th January 2015. 

However, St Albans did not adopt a similar process in the preparation of key pieces of its 
evidence base. 

It is not always appropriate to prepare a joint evidence base and indeed, national Planning 
Practice Guidance advises that where Local Plans are at different stages of production, 
LPAs can build upon the existing evidence base of partner local authorities in the HMA.  

However, St Albans did not engage with Welwyn Hatfield (or the group of four SW Herts 
authorities) on the St Albans SHMA and Economy work. 
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Respondent reference number: 978275 

 
Hearing Matter 1: The Duty to Co-operate 
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Question 3: From initial thinking, has St Albans City and District Council engaged 

with nearby local planning authorities and other public bodies: 

 Constructively, collaboratively and diligently (for example has the Council responded 
constructively to requests for co-operation?); 
 

 actively and in a sustained manner; 
 
 on an on-going basis; and 
 
 for the mutual benefit of neighbouring authorities? 

Welwyn Hatfield Response 

Green Belt: St Albans did work constructively and actively on the shared evidence base; the 
joint Green Belt Review, which was commissioned by St Albans, Dacorum and Welwyn 
Hatfield Councils.  

Outcome 1 in the St Albans DtC Soc states that there was an agreed outcome on ... the 
potential area to release for development.  

This is correct in so far as the authorities agreed the findings of the Green Belt Review 
(November 2013), to inform plan preparation but it is not correct in so far as which areas 
would be allocated in the respective Local Plans of adjoining local authorities and released 
for development (if this is what is meant by St Albans); given that the Green Belt Review 
forms part of the consideration when preparing the plan and other considerations must also 
be taken into account.  

Housing delivery 

The St Albans SHMA December 2013 acknowledges that St Albans operates as part of a 
wider housing market area, extending into Central Bedfordshire, Dacorum, East 
Hertfordshire, Hertsmere, Luton, North Hertfordshire, Stevenage, Three Rivers, Watford and 
Welwyn Hatfield. The St Albans SHMA also identifies a tighter Core HMA, with cross 
boundary housing market relationships with parts of Hertsmere, Watford, Three Rivers, 
Dacorum, Luton, North Herts and Welwyn Hatfield and a peripheral HMA with market links to 
nine London boroughs. (Other SHMAs also identify a relationship with St Albans). 

St Albans has selected an OAN scenario to which Welwyn Hatfield (and others) has raised 
concerns. These have been discussed at DtC meetings between Welwyn Hatfield and St 
Albans and it is clear that there is a disagreement between parties.  

It is not for the mutual benefit of adjoining authorities if St Albans proceeds to adopt a target 
that is significantly below the demographic starting point. Surrounding authorities are also 
constrained by the Green Belt (this is not a single authority issue for St Albans).  
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Economic Development 

St Albans issued an Economic Development and Employment Land Technical Paper (dated 
April 2016) after the publication of the SLP for consultation. St Albans confirmed that this 
work was taking place at a DtC meeting between Welwyn Hatfield and St Albans in February 
2016. However, it did not actively engage with Welwyn Hatfield on this work. 

Welwyn Hatfield has some concerns about this evidence base. The SLP appears to have 
informed the TP and not the other way round. The identified FEMA differs from that identified 
in Welwyn Hatfield.  

There are assumptions that employment land at the East Hemel Hempstead broad location 
will liberate brownfield land in London for the provision of housing but there is no 
demonstration that St Albans has cooperated with London boroughs on this point. 

The assumption made in the technical report is that past experience shows that if the St 
Albans local economy fails to produce extra jobs in St Albans, these needs will be met 
elsewhere but with no analysis of where “elsewhere” might be or whether any neighbouring 
authority is positively planning to meet any employment shortfall. 

 

Question 4: Is the evidence of co-operation robust? 

Welwyn Hatfield Response 

Whilst no one methodology will provide a definitive assessment of need, LPAs should work 
with other authorities in the relevant housing market areas in line with the Duty to Cooperate. 
Where Local Plans are at different stages of production, LPAs can build upon the existing 
evidence base of partner local authorities in the HMA.  

St Albans published a SHMA and an Economic Development and Employment Land 
Technical Paper but Welwyn Hatfield as a neighbouring authority (and it is understood other 
neighbouring authorities) was not consulted and did not receive a request for technical 
information.  

The implications of selecting a housing scenario which produces outputs that are 
significantly below the baseline demographic staring point (CLG household projections) 
should be considered further with those authorities with whom St Albans shares a housing 
market relationship.  
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Question 5: The outcomes of co-operation – how has co-operation influenced the 

content of the Strategic Local Plan?  

Welwyn Hatfield Response 

There is a reference in paragraph 10.17 to the Ellenbrook Country Park near Hatfield which 
is being delivered through cross-boundary cooperation between St Albans and Welwyn 
Hatfield Councils. Welwyn Hatfield welcomes this reference in the SLP. 

However, Welwyn Hatfield has expressed concerns relating to the approach taken in the 
SLP to: 

 The OAN 
 Housing delivery (including Gypsy and Traveller provision); and 
 The approach to the economy. 

Those concerns have not found expression in the SLP. Welwyn Hatfield would be happy to 
cooperate with St Albans to explore these matters further through the DtC. 
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Mr N Lynch 
Forward Plans Manager 
Barnet Council 
Barnet House 
1255 High Road 
Whetstone 
N20 0EJ 
nick.lynch@barnet.gov.uk 
 
Dear Mr Lynch 
 
Duty to Co-operate Position Statement on Housing and Employment 
 
As you are aware we recently consulted on the Draft Local Plan Proposed Submission and are 
working towards the submission of the Plan at the earliest opportunity in 2017. 
 
In accordance with the Duty to Cooperate, Welwyn Hatfield is fully committed to engaging 
constructively and on an ongoing basis in relation to plan-making and the strategic issues involved. 
We have consulted you throughout the Local Plan process in order to consider strategic priorities of a 
cross boundary nature.  Equally, on a more strategic basis, the Wider South East group, which 
includes Hertfordshire, is actively working with the GLA to inform the review of the London Plan and 
we have engaged with the Greater London Authority, with both authorities providing responses to 
consultations as relevant. 
 
Employment 
 
WHBC is aware that Barnet is part of the sub regional group, the Local London Partnership, and its 
economy is closely linked to other London boroughs.  Our latest Economy study does not identify 
Barnet within its Functional Economic Market Area (FEMA). The Hertfordshire LEP considers that 
Welwyn Hatfield falls within the A1M growth corridor. The Local Plan has identified sufficient 
employment land to meet forecasts for jobs growth in the borough but not beyond that. Barnet were 
invited to attend joint DtC meetings in October 2014 and January 2015 but were unable to attend. 
Copies of minutes were sent to Barnet who raised no issues. 
 
In response to Welwyn Hatfield’s Draft Local Plan Proposed Submission consultation in 2016, the 
Greater London Authority (GLA) in their response stated that Welwyn Hatfield has economic linkages 
with north London, as the GLA considers that Welwyn Hatfield falls within the London - Stansted - 
Cambridge - Peterborough Corridor. However neither Welwyn Hatfield nor Barnet are listed by LSCC 
Growth Commission as lying within the corridor. http://www.lsccgrowthcommission.org.uk/wp-
content/uploads/2016/02/LSC_CORRIDOR_ECONOMIC_REVIEW_02.pdf  
 
Housing  
 
One of the issues that has been considered through DtC meetings and consultation has been our 
respective Strategic Housing Market Assessments and the position on land supply. We have 
recognised that the Welwyn Hatfield SHMA identifies a cross-boundary housing market relationship 
with a number of areas, including Barnet. The figures attached at Appendix A to this letter, identify 
both the more tightly defined housing market area, where the strongest cross-boundary relationships 
exist and the wider market area.  

 

Colin Haigh 
Head of Planning 

 
Reply to: address as below                                                                                                                            

Date10 April 2017 
Direct Tel: 01707 357268 

  
Email: s.tiley@welhat.gov.uk 
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Since Welwyn Hatfield carried out its initial SHMA, which all surrounding authorities were invited to 
be involved in from the early stages through a stakeholder event in October 2013, direct contact with 
our consultants, and joint DtC meetings in October 2014 and January 2015, many surrounding areas 
have concluded that they have stronger housing market relationships with other areas and have 
updated their SHMA evidence base. On a ‘best fit’ whole local authority basis, no other SHMA 
indicates that Welwyn Hatfield falls within an adjoining housing market area.  We acknowledge that 
the London Borough of Barnet forms part of the North London Strategic Housing Market Assessment 
sub-region. Other than identifying a small level of net out migration towards Welwyn Hatfield, the 
Barnet SHMA1 seeks to draw no particular conclusions around a shared HMA with Welwyn Hatfield. 
Please let us know if this information is still relevant, we assume the SHMA will be reviewed as part 
of the progression of the new Local Plan.     
 
The Welwyn Hatfield Draft Local Plan Proposed Submission 2016 proposes a target of 12,000 new 
homes between 2013 and 2032. To achieve this target involves a significant level of Green Belt 
release. 
 
This means that a shortfall of between 616 and 1,433 arises between the target and the OAN, 
(informed by the 2012 based sub-national population and household projections in the WH SHMA 
Partial Update 2015 and the WH SHMA Addendum 2016). It is not possible to accommodate any of 
the shortfall elsewhere within Welwyn Hatfield within the plan period, mainly due to existing 
infrastructure constraints, subject to an early review.  
 
The SHMA is currently being updated to take account of the 2014 based SNPP and SNHPs and 
early indications are that this will result in a higher OAN (in the region of 15,200).  
 
Welwyn Hatfield considers that it is important to work towards submitting its Local Plan for 
examination at the earliest opportunity, consistent with the Government’s priority for plans to be put in 
place so that communities are not disadvantaged by unplanned growth. 
 
WHBC has through the DtC, highlighted the potential for a shortfall against the Welwyn Hatfield OAN 
and the likelihood that WH would need to seek assistance from authorities within the Welwyn Hatfield 
HMA.. Given the different Local Plan timescales it is accepted it will be difficult for Barnet BC to help 
meet the current housing shortfall in Welwyn Hatfield. However, WHBC will continue to seek to work 
with Barnet on strategic cross boundary planning issues.  
 
In conclusion, and with reference to the on-going Duty to Co-operate activity between our two 
authorities, we understand that in respect of any opportunities to assist WHBC with its shortfall, the 
position can be summarised as follows: 
 
Current position: Barnet is a Green Belt authority in London, with an adopted Local Plan. It is 
understood from the Barnet LDS that a consultation on the new Local Plan is scheduled for mid-
2017. As WHBC moves towards submission in 2017, we recognise that Barnet BC is not in a position 
to assist with making provision for any shortfall in Welwyn Hatfield because we are at different stages 
of plan making and Barnet has yet to identify an up to date OAN or land supply. It should be noted 
that both Welwyn Hatfield and other Hertfordshire authorities have objected to the GLA proposed 
SHLAA methodology. 
 
Future and on-going position: Under-provision for household growth in London is placing migratory 
pressure on areas surrounding London. WHBC has committed to an early review of its Local Plan 
and through the preparation of the new Barnet Local Plan, WH will seek to explore the opportunity for 

                                                 
1 https://www.barnet.gov.uk/citizen-home/planning-conservation-and-building-control/planning-policies-and-further-
information/ldf-evidence-and-supporting-documents/strategic-housing-market-assessment.html 
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authorities within Welwyn Hatfield’s HMA, including Barnet, to accommodate each authorities’ need 
for housing and any of WH’s shortfall against the FOAN within and beyond the plan period. This will 
involve overcoming a range of infrastructure constraints which may depend on the outcomes of other 
Local Plans (and subsequent early reviews) but we are committed to joint working with neighbours in 
order to deliver future housing and tackle cross-boundary issues. We will also continue to work with 
Barnet and others, to explore opportunities for housing delivery post 2031. It is recognised that 
meeting future housing needs will be challenging and we are committed to working with Barnet BC 
(and potentially other neighbouring authorities) to investigate solutions. 
 
We would be grateful if you could confirm that Barnet BC remains committed to working with WHBC 
in this respect and ensure we are consulted on the development of your new Local Plan. 
 
Yours sincerely 

 
Sue Tiley 
Planning Policy and Implementation Manager 
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Appendix A 

 
Functional Economic Market Area Boundary – Welwyn Hatfield 
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Housing Market Area Boundary – Welwyn Hatfield 
Note: The tightly defined contiguous Housing Market Area is outlined in red, defined at ward level. The Wider 
Housing Market Area is shaded in yellow 
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The more tightly defined contiguous Housing Market Area Boundary 
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From: Carol Hyland  
Sent: 04 July 2017 18:32 
To: 'Lynch, Nick' <Nick.Lynch@barnet.gov.uk> 
Cc: Sue Tiley <S.Tiley@welhat.gov.uk> 
Subject: RE: Duty to Cooperate Welwyn Hatfield Local Plan 
 
 
Hi Nick, 

  
Thank you for your earlier email confirming the latest timetable for the preparation of the Barnet 
Local Plan.  

  

We note that you are in your evidence gathering/pre-preparation stage and it would be 
helpful if you could acknowledge that the matters raised in our letter dated 10 April 2017 
will be taken into account at this early stage of plan-review. 

  
Thank you for also confirming that you are considering a joint SHMA along with other London 
boroughs.  

  

Are you able to indicate when this technical work is likely to be commissioned please?  
  
Would you also be able to respond to other matters raised in our earlier letter, specifically: 

  

Confirming that Barnet is committed to working with Welwyn Hatfield on the matters 
raised, including housing need/supply and infrastructure constraints.  

  
If you would like to discuss, then please do contact Sue or myself. 

  
With Best Regards 

  
Carol Hyland 

  
Principal Planner – Policy  
Welwyn Hatfield Borough Council 

  
01707 357548 
 

 
From: Lynch, Nick [mailto:Nick.Lynch@barnet.gov.uk]  
Sent: 28 April 2017 10:44 
To: Sue Tiley <S.Tiley@welhat.gov.uk> 
Subject: RE: Duty to Cooperate Welwyn Hatfield Local Plan 

  

Hi Sue 

Hope all is well with you.  
  
In response to your DtC letter our latest timetable for the Local Plan is set out below. This 
differs from the LDS. 
  

Regulatory Stages and Timetable for Local Plan 
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Evidence 
gathering 
and pre-
preparation 
stage  
  

  

Reg 18: 
Preparation 
of Local Plan 
and 
Consultation 

Reg 19: 
Publication of  
Local Plan 
and 
Consultation 

Reg 22: 
Submission 
  

Reg 24: 
Examination in 
Public 

Reg 26: 
Adoption 

Up to Spring 
2018 

June 2018 Feb 2019 July 2019 Dec 2019 Sept 2020 

  
  

We are looking at producing a joint SHMA with the West London Alliance. This is yet to be 
commissioned  
  
  
Regards 

  

Nick Lynch 

Planning Policy Manager 

Barnet House, 1255 High Road,   
London, N20 0EJ 

Tel: 0208 359 4211  
Barnet Online: www.barnet.gov.uk 
www.re-ltd.co.uk  
  
  
 

  
RE (Regional Enterprise) Limited is a joint venture between Capita plc and London Borough of Barnet.  
Registered in England 08615172. Registered Office: 17 Rochester Row, London, England SW1P 1QT. 
  
Please  consider the environment - do you really need to print this email? 
  

 

 
From: Sue Tiley [mailto:S.Tiley@welhat.gov.uk]  

Sent: 11 April 2017 15:19 

To: Lynch, Nick 
Subject: FW: Duty to Cooperate Welwyn Hatfield Local Plan 
  
Dear Nick  

  
I have noticed that there are typographical errors in the letter I sent you yesterday. I would be 
grateful if you would accept this revised version in its place. 

  
  
Kind regards 

  
Sue 

  
Mrs Susan Tiley BSc (Hons) Dip TP MRTPI 
Planning Policy and Implementation Manager 
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Welwyn Hatfield Borough Council, The Campus 
Welwyn Garden City 
Herts  AL8 6AE 
Tel: 01707 357268 
Fax: 01707 357285 
Email: s.tiley@welhat.gov.uk 
www.welhat.gov.uk 
www.twitter.com/WelHatCouncil 

  

 

  
From: Sue Tiley  
Sent: 10 April 2017 17:11 
To: 'nick.lynch@barnet.gov.uk' <nick.lynch@barnet.gov.uk> 
Subject: Duty to Cooperate Welwyn Hatfield Local Plan 

  
Dear Nick 

  
Please see attached letter which sets out our understanding of the cross boundary issues between 
the two authorities. I would be happy to discuss the contents of the letter with you. We intend to 
submit the Local Plan at the end of this month assuming it is approved by Full Council tonight. 

  
  
  
Kind regards 

  
Sue 

  
Mrs Susan Tiley BSc (Hons) Dip TP MRTPI 
Planning Policy and Implementation Manager 
Welwyn Hatfield Borough Council, The Campus 
Welwyn Garden City 
Herts  AL8 6AE 
Tel: 01707 357268 
Fax: 01707 357285 
Email: s.tiley@welhat.gov.uk 
www.welhat.gov.uk 
www.twitter.com/WelHatCouncil 
 
 

336

mailto:s.tiley@welhat.gov.uk
http://www.welhat.gov.uk/
http://www.twitter.com/WelHatCouncil
mailto:nick.lynch@barnet.gov.uk
mailto:s.tiley@welhat.gov.uk
http://www.welhat.gov.uk/
http://www.twitter.com/WelHatCouncil


 

 

   

 
Executive Director –  
Regeneration & Environment 
Enfield Council 
Civic Centre, Silver Street                       
Enfield EN1 3XY                        

Website: www.enfield.gov.uk 

If you need this document in another language or format contact the service using the details above. 

 

 ? 

 
 
Dear Ms Tiley, 
 
Duty to Co-operate Position Statement on Housing and Employment 
 
Thank you for your letter of 11th April 2017 with regard to the duty to cooperate. 
 
Enfield Council is currently working on a new Local Plan. In December 2015 we 
published the ‘Consultation on a New Plan for Enfield 2017-2032’ for public 
consultation.  The next stage will be publication of our Issues and Options 
document in 2018. 
 
Enfield Council has ambitions to grow our economy and increase both the 
number of jobs and higher-skilled jobs. The borough is part of the London 
Stansted Cambridge Corridor (LSCC) which links together areas of growth. 
Furthermore the Meridian Water regeneration area is coming forward as a 
location for around 6-7,000 new jobs. Enfield is linked to Welwyn Hatfield 
Borough Council by the M25 and Enfield Council will seek further discussions 
with WHBC on how our new Local Plan can further this connectivity and use 
the M25 corridor as an asset. 
 
Enfield has experienced significant population growth in recent years and is 
projected to see a large increase in the number of households during the plan 
period. The new Local Plan process will assess the opportunities to provide 
housing. The focus will be on town centres and transport nodes, while there is 
potential for significant transport improvements, such as 4-tracking and 
Crossrail 2, to also open up new housing opportunities. Enfield will continue to 
face the challenge of development constraints, in particular due to green belt 
and Strategic Industrial Locations.  Due to the relatively early stage in our local 
plan process, and the challenge in meeting Enfield’s own housing need, LBE is 

Sue Tiley 
Welwyn Hatfield Borough Council 
The Campus 
Welwyn Garden City 
Herts 
AL8 6AE 
 

Please reply to: James Gummery 
Planning Policy Team 
(address as below) 

 

  

  

  

E-mail : james.gummery@enfield.gov.uk 

My Ref :  

Your Ref :  

Date : 18th July 2017 
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unable to address the housing shortfall in WHBC. 
 
The pressure on Enfield’s housing and the established migration of population 
to neighbouring boroughs outside of London mean that during the Local Plan 
preparation process we expect to engage in discussions with neighbouring 
boroughs, including WHBC, on the potential to provide housing beyond 
Enfield’s borough boundary. 
 
LBE has a more recent SHMA than the 2010 document referenced in your 
letter. Enfield’s 2015 SHMA will be used as evidence base for the new Local 
Plan; please see the following link: 
https://new.enfield.gov.uk/services/planning/planning-policy/area-action-
plans/planning-strategy-enfield-strategic-housing-market-assessment.pdf 
 
I confirm that LBE remains committed to working with WHBC on planning 
matters and will continue to consult with WHBC on strategic cross boundary 
planning issues during the development of our Local Plan. 
 
 
Yours sincerely, 
 
Gerry Ansell 
Interim Head of Strategic Planning and Design 
 

IMPORTANT – Enfield residents should register for an online Enfield Connected account. Enfield Connected puts many 
Council services in one place, speeds up your payments and saves you time – to set up your account today go to 

www.enfield.gov.uk/connected 
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LONDON BOROUGH OF ENFIELD

SHMA 

INTERIM REPORT PRESENTATION

29 JULY 2014
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WHY DO A STRATEGIC HOUSING MARKET ASSESSMENT

 Provide a comprehensive understanding of the housing market

 Provide robust evidence to inform Local Development Plan 
policies as required by the NPPG so that  the Council can 
objectively assess future housing need

 Inform future delivery by tenure and size to create a better 
balanced housing market  

 Inform Local Housing Strategies, community care and support 
services and other local housing partnership strategies
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AIMS OF TODAY’S EVENT

 Present emerging secondary data findings on the past 

and current position in the Borough

 Validate findings with local knowledge 

 Identify any data gaps at this stage

 Discuss the Local Housing Market context

• Key Market Drivers

• Demographic and Economic Data 

• Future Timetable
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METHODOLOGY  - DATA SOURCES

SECONDARY DATA

2001 and 2011 Census

Census / ONS Migration data

ONS / GLA Population Projections

Business Register and Employment Survey 2012

Annual Population Survey 2013

Annual Survey of Hours and Earnings 2013

HOUSING MARKET ANALYSIS

Purchase and Private Rented Sector

Intermediate Market

PRIMARY DATA 

Household Survey data  - 2,100 resident face to face interviews

STAKEHOLDER CONSULTATION
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STRATEGIC HOUSING MARKET ASSESSMENT

THE CURRENT HOUSING STOCK
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THE CURRENT HOUSING STOCK

 Stock turnover should meet 90% of all needs

 Need to understand existing stock structure

 Type / size and flow by tenure and location

 Address stock imbalances in future delivery
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TENURE PROFILE – 2001 / 2011 CENSUS

Dramatic fall in first time buyers (affordability & mortgages)

Created large increase in the private rented sector

Tenure Profile 2001 v 2011 (%)

31.70

40.80

26.2
29.1

22.2

10.0

17.617.5

0.8 0.9
0.0

25.0

50.0

2001 2011

O/O with Mort O/O without Mort Private rent Social rent Shared Ownership
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TYPE PROFILE – 2001 / 2011 CENSUS

Type Profile 2001 v 2011 (%)

38.30

34.90
31.1

35.3

23.523.9

7.05.8

0.0

25.0

50.0

2001 2011

Flats Terraced Semi-Detached Detached
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UNDER / OVER-OCCUPATION 2011

36.2%

46.3%

5.4%
2.3%

6.8%
10.8%

19.0%

8.9%
7.0%

14.8%

19.9%

8.8%

24.2%

34.3%

11.2%

4.6%

0.0%

25.0%

50.0%

under-occupied under-occupied over-occupied over-occupied

Enfield England Enfield England

Owned or Shared Ownership Social rent Private rent Total
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STRATEGIC HOUSING MARKET ASSESSMENT

KEY MARKET DRIVERS

DEMOGRAPHIC CHANGE

ECONOMY
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DEMOGRAPHIC TRENDS

Population Change, 2001 to 2011 Censuses

Area Population 2001 Population 2011 Absolute Change % Change

Enfield 273,559 312,500 + 38,941 + 14.2

Greater London 7,172,901 8,173,900 + 1,000,999 + 12.2

England 49,138,831 53,012,500 + 3,873,669 + 7.3
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AGE BAND PERCENTAGE CHANGE FORECAST 2012- 2037

3.0%
0.4%

17.0%

52.7%

24.0%

16.5% 18.8%

40.5%
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POPULATION CHANGE 65+ AGE GROUPS

(%) change of 65+ Age Group

29.7%

57.7%
44.3%

111.8%

79.4%

134.5%

68.4%71.8%

89.1%

56.6%
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RETIRED POPULATION (2011 Census)

Level of retirement

9.8%
8.4%

13.7%
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HOUSEHOLD SIZE PROJECTIONS TO 2033

 2008 ONS based sub-national household size projections

2.50 2.48 2.47 2.43

2.45
2.40 2.37 2.34 2.34 2.30
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2013 2018 2023 2026 2028 2033

ONS GLA
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STRATEGIC HOUSING MARKET ASSESSMENT

THE ECONOMY
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ECONOMY

 The total number of jobs in Enfield as measured by the most recent 

ONS data (2012) was 97,500

 Unemployment rate of 9.3% in 2013 higher than Greater London

 Employment rate of 67.3%, lower than Greater London and England

 Unemployment fell by 2.0% between 2012 and 2013

 Employment increased by 1.8% between 2012 and 2013

 3.4% JSA claimants in 2014, lower than in 2012 (-1.5%)

 ESA and Incapacity benefits claimants 6.2%
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MIGRATION / COMMUTING

63.5% of moves were local (2001 Census)

Main in-migration was from Haringey and Barnet

Main out-migration to Haringey, Barnet and Broxbourne

58.0% of Enfield residents work locally (2001 Census)

Highest proportion commute out to work to the rest of Central London, 

followed by Haringey

People commuting into Enfield lived in Barnet, followed by Haringey 

Enfield main links in terms of migration and commuting are with 

Haringey and Barnet.  
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AVERAGE GROSS WEEKLY PAY 2013

Source: Annual Survey of Hours and Earnings 2013
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Enfield London
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EDUCATIONAL ATTAINMENT

Source: Annual Population Survey (Jan 2013-Dec 2013)
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STRATEGIC HOUSING MARKET ASSESSMENT

THE ACTIVE MARKET
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AVERAGE PROPERTY PRICES  BY TYPE (Q1 2014)
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Detached Semi-Detached Terraced Flat / Maisonette Overall

 Enfield overall average house price higher than England but lower 

than Greater London
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OVERALL HOUSE PRICE CHANGE % (2009-2014)

Change in House Price 2009-2014
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VOLUME OF SALES (2009-2014)

0

50

100

150

200

250

300

350

400

450

500

(Q1)

2009

(Q2)

2009

(Q3)

2009

(Q4)

2009

(Q1)

2010

(Q2)

2010

(Q3)

2010

(Q4)

2010

(Q1)

2011

(Q2)

2011

(Q3)

2011

(Q4)

2011

(Q1)

2012

(Q2)

2012

(Q3)

2012

(Q4)

2012

(Q1)

2013

(Q2)

2013

(Q3)

2013

(Q4)

2013

(Q1)

2014

Detached Semi-Detached Terraced Flat / Maisonette

362



ENTRY LEVEL HOUSE PRICES / RENTS 2014

1 

Bedroom  

Flat

2 

Bedroom 

Flat

2 

Bedroom 

Terraced

3 

Bedroom 

Terraced

2 Bedroom 

Semi-Detached

3 Bedroom 

Semi-Detached

Purchase 

Price
£150,000 £189,950 £259,995 £279,995 £245,999 £329,995

Rental 

Cost
£850 £1,100 £1,250 £1,350 £1,100 £1,450

SOURCE: DCA housing market analysis June 2014
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PRIVATE RENT

 230% increase between 1991 and 2011 (+19,759 units)

 Main age groups are 35-49 (38.8%) and 25-34 (34.6%)

 53.3% were either single or couple households

 56.5% households were White; 14.3% African

 48.3% were in employment and 9.2% were unemployed

 Income of £33,400 required to rent cheapest 1 bedroom flat

 Enough margin to introduce Affordable Rents at the 60%, 70% and 

80% level
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QUESTIONS FOR DISCUSSION

1. What plans do you have to address the impact of demographic 
change and the growth in the older population?

2. What type of housing do you feel should be built to meet the 
likely future demand?

3. How do you assess the future role of the private rented sector? 

4. What role can intermediate housing play in the future?

• Are the available products affordable? 

• Is shared ownership working?   

• Is shared equity more marketable?

• Is there a role for discounted market rent?
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NEXT STEPS

 1,950 Household Surveys completed

 150 more to complete by 6th August

Survey analysis & SHMA conclusions – August 
to early September

Draft Report due w/c 15th September

Final presentation October/November 
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Housing Stakeholder 

Meeting
Planning Context

29th July 2014

Gerry Ansell 

Planning Policy Team

www.enfield.gov.uk

Striving for excellence
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Enfield Context
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Borough Structure
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What have we done so far?

• Core Strategy 2010 – 2025
• Development Management Document
• CIL/S106
• Area Based Planning
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Area Based Work
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Work Programme

• Why a Local Plan Review?
– Economic Factors
– Population change and household growth
– Changes to the housing market
– Benefit reform
– National Policy and Guidance
– London and Regional Context
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Evidence Base

• SHMA
• SHLAA 5 year housing land supply
• Retail and Town Centres
• Employment Land Review
• Other studies
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Stakeholder Meeting Write Up 
 

Attendees: 

 NAME ORGANISATION 

1 Gerry Ansell LB Enfield 
2 Lee Hill LB Enfield 

3 James Gummery LB Enfield 
4 David Couttie DCA  

5 Fiona Bellan DCA 
6 Sarah Carter LB Enfield 

7 Metin Hassan  Hassco Building 

8 Horner, Chloe  LB Barnet 
9 Grace Dawson  Viridian 

10 Harton Bailey Christian Action 
14 Chris Newton  L and Q 

15 Ian Butcher  LB Waltham Forest 

16 Dianne Page  Circle 
18 Tim Bryant  Newlon 

19 Vicky Forgione Borough of Broxbourne 
20 John Cross Riverside 

23 Jennifer Islip Linden Homes Chiltern 
24 Kate Prior LBE 

25 Oliver Boundy Origin 

26 Charlotte Gibbons L and Q 
27 Sunita Parbhakar Newlon 
 

 
The meeting was held in 3 parts comprising: 
1. Workshop Discussion  
2. Officer presentations covering the Local Plan and Housing Strategy Issues, 
3. Consultants Interim Report Presentation 
 
Below is a list of the main issues discussed in the workshop discussion by theme: 
 
Rented Housing 

 3 main themes: Affordability, condition and supply 

 Lack of supply 

 No government subsidy for social housing 

 For smaller developers and excess of red tape 

 Planning processes 

 Lack of land 

 Fluctuating housing market makes it difficult for housebuilders to make profit 

 Section 106 affects viability 

 Condition of social rent 
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 Age of stock 

 Lack of investment historically 

 Lack of regulation of landlords? 

 Affordability – supply and demand – benefit cap 

 Who is affected: Tenants, builders, private landlords, first time buyers; adults, 
people wanting to leave home 

 Neighbourhoods and other residences are important 

 Short term affordability 

 Manageability – size available and need for families 

 Long term – 20 years what will happen to owner occupation with an aging 
population and beyond 

 Growth of private rents sector will continue  

 Shortage of 2-3 bed for families 

 Those affected: young professionals and young families 

 Can owner occupation be reinforced? Right to buy? 

 Period of education for people entering the system; people’s mind-set what 
they want vs. what’s achievable. 

 
Housing Supply 
 

 Land, cost of land  

 Cost/viability 

 Finance 

 Population 

 Causes of problems Time/planning, environment/political process 

 Green belt release? 

 Planning restrictions 

 Impact of existing residents views on what is being built e.g. perceptions on 
high rise 

 Role of empty homes 

 Relationship of high density to transport links 

 Better retirement homes solutions to deal with older people growth and 
release under occupied stock 

 Using CPO powers 
 
Housing Need 
 

 Large family units 

 Shared ownership for young buyers 

 Developers less keen to develop large units 

 Benefits reform impacts 

 High rents for very large units and for affordable rent unaffordable/costly to 
deliver 

 Values of shared ownership affordable? 

 Key stakeholders are Registered Providers, Developers Supported Housing 
and Users 

 S106 restrictions.  

 Salaries/better paid employment 
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 Young people moving out 

 £66,000 income levels to access shared ownership – high cost 

 Eligibility criteria 

 Average age for buying is increasing  

 Role of ‘help to buy’ positive from housebuilder perspective but is it helping all 
those needing it? 

 Impact of purchases from abroad. 
 
 

Gerry Ansell 
Principal Planning Officer 
Strategic Planning and Design 
Regeneration and Environment 
31st July 2014 
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Mrs S Tapper 
Assistant Director of Planning and Transportation 
Enfield Council 
Civic Centre 
Silver Street 
Enfield 
Middlesex 
EN1 3XA 
localplan@enfield.gov.uk 
 
Dear Mrs Tapper 
 
Duty to Co-operate Position Statement on Housing and Employment 
 
As you are aware we recently consulted on the Draft Local Plan Proposed Submission and are 
working towards the submission of the Plan at the earliest opportunity in 2017. 
 
In accordance with the Duty to Cooperate, Welwyn Hatfield is fully committed to engaging 
constructively and on an ongoing basis in relation to plan-making and the strategic issues involved. 
We have consulted you throughout the Local Plan process in order to consider strategic priorities of a 
cross boundary nature.  Equally, on a more strategic basis, the Wider South East group, which 
includes Hertfordshire, is actively working with the GLA to inform the review of the London Plan and 
we have engaged with the Greater London Authority, with both authorities providing responses to 
consultations as relevant. 
 
Employment 
 
WHBC is aware that Enfield is part of the sub regional group, the Local London Partnership, and its 
economy is closely linked to other London boroughs.  Our latest Economy study does not identify 
Enfield within its Functional Economic Market Area (FEMA). The Hertfordshire LEP considers that 
Welwyn Hatfield falls within the A1M growth corridor. The Local Plan has identified sufficient 
employment land to meet forecasts for jobs growth in the borough but not beyond that. Enfield was 
invited to attend joint DtC meetings in October 2014 and January 2015 and attended the first of 
these. Copies of both sets of minutes were sent to Enfield and no issues were raised. 
 
In response to Welwyn Hatfield’s Draft Local Plan Proposed Submission consultation in 2016, the 
Greater London Authority’s (GLA) recognises that Welwyn Hatfield has economic linkages with north 
London as the GLA considers that Welwyn Hatfield falls within the London - Stansted - Cambridge - 
Peterborough Corridor. However, unlike Enfield, Welwyn Hatfield is not listed by the LSCC Growth 
Commission as lying within the corridor.  
 
Housing  
 
One of the issues that has been considered through DtC meetings and consultation has been our 
respective Strategic Housing Market Assessments and the position on land supply. We have 
recognised that the Welwyn Hatfield SHMA identifies a cross-boundary housing market relationship 
with a number of areas, including Enfield. The figures attached at Appendix A to this letter, identify 
both the more tightly defined housing market area, where the strongest cross-boundary relationships 
exist and the wider market area, which includes Enfield.  

 

Colin Haigh 
Head of Planning 

 
Reply to: address as below                                                                                                                                 

Date: 11 April 2017 
Direct Tel: 01707 357268 

  
Email: s.tiley@welhat.gov.uk 
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Since Welwyn Hatfield carried out its initial SHMA, which all surrounding authorities were invited to 
be involved in from the early stages through a stakeholder event in October 2013, direct contact with 
our consultants, and joint DtC meetings in October 2014 and January 2015, many surrounding areas 
have concluded that they have stronger housing market relationships with other areas and have 
updated their SHMA evidence base. On a ‘best fit’ whole local authority basis, no other SHMA 
indicates that Welwyn Hatfield falls within an adjoining housing market area.  We acknowledge that 
the London Borough of Enfield forms part of the North London Strategic Housing Market Assessment 
sub-region. Other than identifying a small level of net out migration towards Welwyn Hatfield, the 
Enfield SHMA1 seeks to draw no particular conclusions around a shared HMA with Welwyn Hatfield. 
Please let us know if this information is still relevant, we assume the SHMA will be reviewed as part 
of the progression of the new Local Plan.     
 
The Welwyn Hatfield Draft Local Plan Proposed Submission 2016 proposes a target of 12,000 new 
homes between 2013 and 2032. To achieve this target involves a significant level of Green Belt 
release. 
 
This means that a shortfall of between 616 and 1,433 arises between the target and the OAN, 
(informed by the 2012 based sub-national population and household projections in the WH SHMA 
Partial Update 2015 and the WH SHMA Addendum 2016). It is not possible to accommodate any of 
the shortfall elsewhere within Welwyn Hatfield within the plan period, mainly due to existing 
infrastructure constraints.  
 
The housing target is however 10% above the demographic starting point and 4% above the adjusted 
demographic starting point to assist younger household formation. It is also just above the uplift 
applied in the SHMA to balance jobs growth with the required labour-force, reflecting the Baseline 
Economy scenario derived from the Economy Study 2014. 
 
The SHMA is currently being updated to take account of the 2014 based SNPP and SNHPs and 
early indications are that this will result in a higher OAN (in the region of 15,200).  
 
Welwyn Hatfield considers that it is important to work towards submitting its Local Plan for 
examination at the earliest opportunity, consistent with the Government’s priority for plans to be put in 
place so that communities are not disadvantaged by unplanned growth. 
 
WHBC has through the DtC, highlighted the potential for a shortfall against the Welwyn Hatfield OAN 
and the likelihood that WH would need to seek assistance from authorities within the Welwyn Hatfield 
HMA.. Given the different Local Plan timescales it is accepted it will be difficult for Enfield BC to help 
meet the current housing shortfall in Welwyn Hatfield. However, WHBC will continue to work with 
Enfield on strategic cross boundary planning issues.  
 
In conclusion, and with reference to the on-going Duty to Co-operate activity between our two 
authorities, we understand that in respect of any opportunities to assist WHBC with its shortfall, the 
position can be summarised as follows: 
 
Current position: Enfield is a London Borough, one third of which is designated as Green Belt or 
open space. It has recently consulted on the Issues and Options consultation of the Local Plan. As 
WHBC moves towards submission in 2017, EBC is not in a position to assist with making provision 
for any shortfall in Welwyn Hatfield because we are at different stages of plan making.  
 

                                                 
1 https://new.enfield.gov.uk/services/planning/planning-policy/local-plan/core-strategy-document-library/planning-policy-
information-enfield-strategic-housing-market-assessment-2010.pdf 
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Future and on-going position: Under-provision for household growth in London is placing migratory 
pressure on areas surrounding London. WHBC has committed to an early review of its Local Plan 
and through the preparation of the new Enfield Local Plan, WH will seek to explore the opportunity for 
authorities within Welwyn Hatfield’s HMA, including Enfield to accommodate each authorities’ need 
for housing and any of WH’s shortfall against the FOAN within and beyond the plan period.  
 
This will involve overcoming a range of infrastructure constraints which may depend on the outcomes 
of other Local Plans (and subsequent early reviews) but we are committed to joint working with 
neighbours in order to deliver future housing and tackle cross-boundary issues. We will also continue 
to work with Enfield and others, to explore opportunities for housing delivery post 2031. It is 
recognised that meeting future housing needs will be challenging and we are committed to working 
with EBC (and potentially other neighbouring authorities) to investigate solutions. 
 
We would be grateful if you could confirm that EBC remains committed to working with WHBC in this 
respect and ensure we are consulted on the development of your Local Plan. 
 
Yours sincerely 

 
Sue Tiley 
Planning Policy and Implementation Manager 
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Appendix A 
 
Functional Economic Market Area Boundary – Welwyn Hatfield 
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Housing Market Area Boundary – Welwyn Hatfield 
Note: The tightly defined contiguous Housing Market Area is outlined in red, defined at ward level. The Wider 
Housing Market Area is shaded in yellow 
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The more tightly defined contiguous Housing Market Area Boundary 
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From: Carol Hyland 
Sent: 01 September 2014 16:36 
To: 'Gerry Ansell' 
Subject: RE: SHMA discussion [SEC=UNCLASSIFIED] 
 
Hi Gerry, 
 
Sorry, as mentioned in email, the SHMA will be reported on 25th September so can make it available 
as soon as it goes public. Hopefully around 17th September but I am on leave from the 12th. 
 
If you look on our website at the Evidence Base section, it should be available from the 17th. If not, 
please get in touch the following week and I’ll send you the link. 
 
Hope that helps, 
 
Regards, 
 
Carol 
 
From: Gerry Ansell [mailto:Gerry.Ansell@Enfield.gov.uk]  

Sent: 01 September 2014 14:57 
To: Carol Hyland 

Subject: RE: SHMA discussion [SEC=UNCLASSIFIED] 

 

Classification: UNCLASSIFIED 

That sounds fine to me. I’ve forwarded on to our consultants. I did not receive anything from you on 
Item 1. 
 
From: Carol Hyland [mailto:C.Hyland@welhat.gov.uk]  

Sent: 01 September 2014 12:05 
To: Gerry Ansell 

Cc: Carol Hyland 
Subject: RE: SHMA discussion [SEC=UNCLASSIFIED] 

 
Hi Gerry, 
 
Could you let me know if the DTC matters below are all ok with you please. 
 
FYI, our SHMA is scheduled to be reported to committee on 25th September 2014. 
 
Many Thanks, 
 
Carol 
 
From: Carol Hyland  

Sent: 08 August 2014 12:06 
To: 'Gerry Ansell' 

Subject: RE: SHMA discussion [SEC=UNCLASSIFIED] 

 
Hi Gerry, 
 

383

mailto:Gerry.Ansell@Enfield.gov.uk
mailto:C.Hyland@welhat.gov.uk


Thanks for the telephone call and all the background. 
 
For DTC purposes, are you happy to agree the following agreed actions: 
 

1. WH to share final SHMA including Housing Market Geography with Enfield as soon as 
possible. 

 

2. Enfield to share HMG from the DCA work with WH once available so that we can 
review approaches taken in the Enfield and WH SHMAs and seek to agree HM 
boundaries. 

 

3. Enfield to invite WH to next presentation in October/November 2014. 
 
 
Kind Regards, 
 
Carol 
 
From: Gerry Ansell [mailto:Gerry.Ansell@Enfield.gov.uk]  

Sent: 08 August 2014 10:39 
To: Carol Hyland 

Subject: SHMA discussion [SEC=UNCLASSIFIED] 

 

Classification: UNCLASSIFIED 

Hi Carol I attach the following which should assist with discussion. 
 
I do not propose to go through each and every slide but I think it would be useful to share with you 
what was given to stakeholders. Please note this material still has a draft status and should be 
regarded as part of our engagement on evidence base and plan preparation.  
 
I’ll call you at 11am 
 
 
Gerry Ansell Dip TP MRTPI 
Principal Planning Officer 
Planning Policy Team 
Strategic Planning & Design 
Regeneration and Environment 
London Borough of Enfield  
B Block South 
Civic Centre Silver Street   
Enfield Middlesex  EN1 3XE 
Tel: 020 8379 3865 
Gerry.ansell@enfield.gov.uk 
 
'Enfield Council is committed to serving the whole borough fairly, delivering excellent services and 
building strong communities'   
 

Classification: UNCLASSIFIED 
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Officer DtC Meeting 
Strategic cross boundary priorities and options for taking them 

forward 

 
2pm, 23rd February 2017, The Forum, Hemel Hempstead 

 

 
 

NOTES AND ACTIONS FROM MEETING 
 

 
Attendees: 

 

James Doe, Dacorum (JD) 

Chris Taylor, Dacorum (CT) 

Nathalie Bateman, Dacorum (NB) 

John Chapman, Dacorum (JC) 

Laura Wood, Dacorum (LW) 

Christine Lyons, Hertsmere (CL) 

Mark Silverman, Hertsmere (MS) 

Claire May, Three Rivers (CM) 

Tracy Harvey, St Albans (TH) 

Chris Briggs, St Albans (CB) 

Ian Dunsford, Watford (ID) 

 

Objective of meeting: 

 

The following meeting objectives were agreed: 

 

1. To agree the strategic priorities for the area, which can be used to inform: 
(a) DtC discussions; and 
(b) strategic objectives in individual Local Plans. 

 
2. To consider whether these agreed strategic priorities can be incorporated within an MOU 

and/or Statement of Common Ground covering future joint working between the 
authorities. 

 
3. To highlight areas – particularly with regard to infrastructure planning - where there is 

benefit in ongoing liaison and co-operation to maximise potential funding opportunities 
and assist future discussions with infrastructure partners, including HCC. 

 
4. To inform preparation of SA/SEA Scoping Reports for each Council’s new Local Plan. 
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Notes of meeting: 

 

1. Discussion on strategic cross boundary-priorities: 
 
Context: 
 
All attendees noted the content of paragraph 156 of the NPPF which requires all LPAs to set 
out the strategic priorities for their area within their Local Plans.  These should include strategic 
policies to deliver the following: 
 

 The homes and jobs needed in the area; 

 The provision of retail, leisure and other commercial development; 

 The provision of infrastructure, telecommunications, waste management, water 
supply, waste water, flood risk and coastal change management, and the provision of 
minerals and energy (including heat); 

 The provision of health, security, community and cultural infrastructure and other local 
facilities; and 

 Climate change mitigation and adaptation, conservation and enhancement of the 
natural and historic environment, including landscape. 

 
It was noted that all of the above were relevant for each individual authority, and to the group 
of authorities as a whole, apart from costal change management. 
 
All attendees were aware of the references in the recent Housing White Paper ‘ (February 
2017) to potential changes to the NPPF “so that authorities are expected to prepare a 
Statement of Common Ground, setting out how they will work together to meet housing 
requirements and other issues that cut across authority boundaries.” (para 1.9). 
 
There was some discussion over the precise meaning of a range of terms that are often used 
somewhat interchangeably i.e. ‘strategic issues,’ ‘strategic cross boundary issues,’ ‘strategic 
priorities’ and ‘strategic cross boundary priorities.’  It was agreed that for the purpose of this 
meeting, the discussion would focus on ‘issues and pressures resulting from growth’ that were 
likely to impact on all of the authorities in attendance, with matters affecting two adjoining 
authorities better addressed through bilateral DtC meetings (e.g. issues relating to 
development at East Hemel Hempstead). 
 
The benefits of increased collaboration on infrastructure issues, where appropriate, were 
agreed to include: 

 cost savings for the Councils involved i.e. through jointly commissioned work; 

 more effective engagement with key service and utility providers; 

 a greater chance of securing external funding to carry out studies or deliver 
infrastructure improvements due to economies of scale; and 

 the benefits for local communities of a comprehensive approach that acknowledges 
residents access services and facilities across district boundaries. 

 
Transport 
 
This was agreed to be a key issue and priority on all geographical scales.  Issues of capacity 
and congestion had a direct impact on both residents and those working in the area – and 
hence on quality of life and economic prosperity. 
 
All key roads in the area were agreed to be under pressure, particularly: 

 A41 – Already experiencing severe peak time delays at the M1 / M25 junction). 
Expansion of Aylesbury will exacerbate current issues. 

 A414 – a key east-west link.   

 M25  
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 M1 – a key north/south route.   
 

It was noted that congestion on most of these routes affected everyone – even when the road 
does not pass directly through an administrative area -  due to knock-on effects upon wider 
road network. 
 
Watford outlined a number of road congestion issue within the town, which had the potential 
to impact on local residents and the wider area.  These included: 

 Backing up of traffic onto the ring road due to congestion on other roads. 

 Congestion caused by improvement works to Watford station 

  A41 junction pressures 
 
The benefits of having joint STIBlet meetings were agreed – particularly to discuss potential 
infrastructure funding and traffic modelling. 
 
Education 
 
It was noted that there are considerable cross boundary movements – within the SADC / WBC 
/ DBC / TRDC and HBC area – and beyond (i.e. with London, Aylesbury etc) in terms of where 
people live and where they go to school.  This pattern has implications for travel patterns – 
and hence traffic congestion.  
 
HBC in particular saw significant movement of children out of the area to secondary schools 
– particularly in London. 
 
Whilst specific school issues tended to only affect authorities on a bilateral basis (e.g. DBC 
and SADC with regard to East Hemel Hempstead), there are a number of issues that would 
benefit from being addressed with HCC (as local education authority) on a wider area basis.  
This included encouraging HCC to; 

 look further ahead in terms of school planning; and 

 streamline the process of tendering and delivering new free schools. 
 
Concerns were expressed by all regarding the absence of any long-term planning by HCC in 
terms of school planning. It was however noted that secondary school planning is now being 
carried out to 2026.   
An ‘area of search’ for a new school was highlighted between Watford and Borehamwood. 
 
All agreed that further and higher education provision were more strategic in nature.  Key 
providers were as follows: 

 Hatfield university 

 Amersham and Wycombe College 

 West Herts college (campuses at Hemel Hempstead and Watford, with the Kings 
Langley campus due to close shortly) 

 Oaklands College (campuses at St Albans and Welwyn). 
 
Ensuring young people had access to courses offering the right training and skills was 
essential to ensuring a strong local economy and needed to relate to wider economic 
objectives for this part of Hertfordshire. 
 
Housing: 
 
All acknowledged that the thrust of the new White Paper was to increase housing delivery. 
 
WBC, TRDC, HBC and DBC were all treating OAN as set out in the SHMA as their starting 
points for their plan reviews. 
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HBC raised the issue of delivery rates if very large sites were to be allocated.  The potential 
of having some cross-boundary agreement regarding sharing of numbers was raised as a 
matter for future discussion. 
 
The merits of larger vs smaller sites was discussed in the context of ensuring a 5 year supply 
and delivering infrastructure improvements. 
 
All recognised the challenges faced by WBC in accommodating new growth, due to the 
physical constraints of the Borough.  It was acknowledged that WBC were likely to need to 
discuss whether any adjoining authorities could assist with meeting any future under-
provision, once they had exhausted all reasonable options for meeting needs within their own 
boundaries.   
 
The merits of having broadly aligned plan timetables within a HMA/FEMA was agreed by DBC, 
WBC, HBC and TRDC.  TRDC noted that they had just published proposed changes to their 
LDS timetable which brought them closer into alignment with the other three authorities in 
terms of plan review timetables. 
 
TRDC alluded to the advice of the consultants carrying out their Gypsy and Traveller Needs 
Assessment (GTNA) that there was a national trend for such assessments to indicate a 
decreased need for explicit Gypsy and Traveller provision, with the remainder of provision 
being met through ‘park home’ sites.  It was also likely to be recommended in the report that 
any assessment of transit requirements was delayed until the impact of the revised Gypsy and 
Traveller definition had had time to bed in. 
 
Affordable housing provision would be an increasing challenge for plan reviews, and needed 
to be addressed to ensure the future prosperity of the area. 
 
Economy: 
 
This was agreed to be a shared issue for all authorities present. 
 
Maintaining a strong employment base was essential to the future prosperity of the area – with 
all authorities agreeing the general need to protect existing employment land (where possible 
in the light of PD changes), and ensuring sufficient new employment space was allocated. 
 
It was agreed by HBC, TRDC, DBC and WBC that there were opportunities for new 
employment space to be distributed in a different way than indicated by the SW Herts 
Economy Study, as land and locational opportunities dictated. 
 
SADC highlighted that the 55ha of employment space at Gorhambury was likely to serve the 
needs of the wider area, not just St Albans. DBC in particular supported this. 
 
DBC highlighted the need to improve transport links between Hemel Hempstead station and 
the Maylands Business area (and associated Enterprise Zone) if this area were to meet its 
potential.  
 
Watford was agreed to be the largest B1 (office) location in the area – although there had 
recently been key losses of floorspace to residential. Rickmansworth had also seen high office 
losses due to PD.  HBC had a particularly large proportion of small businesses and a number 
of larger employers had left the area in recent years. 
 
SADC updated on the position re the rail freight depot at the former Radlett aerodrome. and 
noted that this facility was approved at appeal on the basis of being national-scale 
infrastructure. 
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DBC raised an option for a future strategic employment location that could be considered 
further through its plan review. 
 
Green Belt / Countryside / Environment: 
 
The need for a comprehensive and consistent approach to Green Belt assessment was 
agreed. HBC, WBC and TRDC have or would be appointing consultants to carrying out a 
Stage 1 assessment shortly – with the methodology reflecting that used elsewhere in the area. 
 
JD highlighted the need to discuss strategic Green Infrastructure (GI) needs - perhaps in the 
form of new country parks – on a wider basis than a single district.  However, it was agreed 
that whilst this was a strategic issue that may involve discussions between neighbouring 
authorities, it was not necessarily a strategic priority for the wider area. 
 
The constraints imposed by the Chilterns Beechwoods Special Area of Conservation (at 
Ashridge) were explained, with regard to the need to mitigate any potential increase in 
‘trampling effect’; caused by local population growth. 
 
The potential to discuss the funding of new strategic GI via any changes to the CIL regime 
was noted. 
 
Health: 
 
This was considered to be a key issue for the wider area.  Hospital provision was a key 
strategic cross boundary issue, whilst GP provision was likely to be a more local issues, 
requiring discussion on a bilateral basis. 
 
The main hospitals that served the area were discussed – with the lack of clarity regarding the 
future of hospital provision at Hemel Hempstead and St Albans. 
 
Waste Water 
 
Waste water capacity was agreed to be a key issue where future liaison was required.  In 
particular there were known to be future capacity issues at Maple Lodge waste water treatment 
works that served a wide local catchment.   
 
Whilst the current county-wide water study would provide useful context, the need to progress 
any necessary stage 2 work promptly was agreed.  The relevant geographical areas for each 
stage 2 study would be identified in the final stage 1 work. 
 
Other issues: 
 
The following issues were noted as topics requiring further liaison: 

 Potable water 

 Commercial and household waste 

 Digital infrastructure 
  
2. Future arrangements for joint working 

 
The geographical scale of any group to take forward joint-working was discussed.  DBC, WBC, 
TRDC and HBC’s preference was for the ‘core’ group to include those authorities within the 
SWHG defined HMA/FEMA i.e. these authorities, plus SADC,  but to have an ‘open door 
policy’ to enable other parties to attend certain meetings, depending upon the nature of issues 
to be discussed.  Hertfordshire County Council (HCC) and the Local Enterprise Partnership 
(LEP) were agreed to be key additional parties.  All agreed that it was also important that other 
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LPAs who shared common issues – especially Welwyn Hatfield were not excluded from future 
discussions. 
 
SADC advised that they currently did not wish to be part of the ‘core’ SW Herts Group, but to 
attend meetings on a more ad-hoc basis, depending upon the matters on the agenda. 
 
It was also agreed that DtC discussions would also need to be taken forward, with other 
organisations and Councils on an individual authority basis, or on the basis of different Council 
groupings, depending on the issues under discussions. 
 
An example of the MOU in place for Buckinghamshire was circulated for information.  DBC to 
prepare a draft MOU for consideration by WBC, TRDC and HBC. 
 
It was suggested that a separate joint Statement of Common Ground (SoCG) or MOU could 
be prepared to covering DtC issues between St Albans and the other SW Herts authorities, or 
separate bilateral statements prepared as appropriate. 
 
Proposals for a meeting involving all five councils with Government to discuss the collective 
growth pressures, including how they could be met and the necessary infrastructure provided 
was discussed. DBC, HBC, TRDC and WBC were all supportive, with SADC advising that 
they would need to take soundings first before committing.  
 
DBC, HBC, TRDC and WBC agreed that meetings should be set up on a quarterly basis, with 
additional meetings programmed in as required.  The host and chair of these meetings to 
alternate between the four authorities.  Member-level meetings will also be required – precise 
arrangements to be agreed. 
 
Meeting outcomes / agreed actions: 

 

1. JD to arrange a meeting between DBC, HBC, TRDC and WBC with DCLG to discuss 

potential infrastructure funding sources and processes to support growth.  SADC to 

confirm if they wish to be involved in this meeting. 

2. CB to confirm the time of the meeting to discuss the HMA / FEMA on Friday 24th March. 

3. WBC, TRDC, HBC and DBC to confirm whether there is sufficient time to brief their Chief 

Executives and Members before the proposed Member meeting on Monday 27th March 

following the above. 

4. LW to contact Welwyn Hatfield Council to update them on the meeting’s conclusions and 

discuss how they wished to be involved in any future meetings with the SW Herts Group. 

5. DBC to prepare a draft MOU for circulation and comment.  This is to initially cover just 

DBC, HBC, TRDC and WBC, but be worded in such a way that recognises the need for 

ongoing liaison with other parties - particularly SADC, HCC and the LEP. 

6. LW to circulate date where DBC are meeting Sue Jackson at HCC to discuss highways 

modelling requirements for Issues and Options consultation. Other authorities to attend 

as availability allows, or LW to report back regarding advice given.   

7. DBC to liaise with HCC regarding a joint STIBlet meeting. 

8. CL to share the work HBC has done on workforce planning. 

9. CM to advice when their new GTNA would be available on their website. 

10. DBC to set up a meeting with the NHS Trust to discuss the future of hospital provision in 

the context of growth levels in the area. 

11. Quarterly meetings between HBC, WBC, TRDC and DBC to be set up. 
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Dear Sue, 

RE: DUTY TO CO-OPERATION – POSITION STATEMENT 

Thank you for your letter of 27 April sent to Dacorum, Three Rivers and Watford 
Councils updating us re progress on your new Local Plan, and summarising your 
position on a number of key strategic issues.  This has been extremely helpful and 
largely reflects Dacorum’s own understanding.  You also provide a helpful 
summary of recent DtC activity between the Councils. 
 
This reply sets out our response – where appropriate commenting on your 
assessment and providing additional information as appropriate.  I have used the 
same headings as your original letter.  I have assumed that TRDC and WBC will 
reply separately, but have shared this response with both Council, and also copied 
to Hertsmere for information.   
 
Transport 
 
We note that the A414 and A1(M), which were noted by the SW Herts Group as 
key roads under pressure, run through Welwyn Hatfield.  As I hope you are aware, 
HCC are undertaking a county-wide study of the A414 corridor.  This links closely 
to the work being undertaken by HCC / LEP/ SADC / DBC (with the Crown Estate) 
to look at highway improvements in the Maylands Business Park Area and Junction 
8 of the M1 in connection with the propose Gorhambury development.  This work is 
now quite advanced and we will advise of any outcomes which may be of interest 
to you. 
 

Date: 17th May 2017 
Your Ref.  
Our Ref: H/DtC Local Plan 
Contact: Laura Wood 

Email: laura.wood@dacorum.gov.uk 
Directline: 01442 228661 

  

[Type address here] 

The Forum 
Marlowes 
Hemel Hempstead 
Hertfordshire 
HP1 1DN 

 
Telephone: 01442 228000 
www.dacorum.gov.uk 
DX 8804 Hemel Hempstead 
D/deaf callers, Text Relay: 
18001 + 01442 228000 
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Education 
Comments noted.  We will continue to engage with HCC regarding education 
matters and are committed to assisting in ensuring a joined up approach to 
provision across the county. 
 
Housing Need 
 
We are pleased to hear that you found previous liaison on the SW Herts SHMA 
helpful, and will ensure you continue to be involved with any future updates.  We 
had hoped to commission an update from GL Hearn this summer, following 
publication of the Government’s draft standard methodology.  However, we expect 
this to be delayed in the light of the general election pushing back publication of the 
draft standard methodology, which we wish to take into account. 
 
Thank you for you comprehensive update on your housing needs position and 
highlighting the fact that the 19% uplift to OAN as a result of new projections 
indicates a higher level of need than you are currently planning for. 
 
We are happy to maintain the dialogue through our respective plan-making 
processes through liaison on a SW Herts basis as you suggest.  However, should 
you be in position where you will need to ask authorities such as Dacorum that fall 
outside of you HMA to help accommodate any unmet needs, then this request 
needs to be made as early as possible to enable us to appropriately respond. 
 
Housing Supply 
 
In terms of what we currently envisage to be post-2036 needs, Dacorum would 
welcome involvement in any discussions you have with HBC and other Councils 
regarding a potential new settlement.  Dacorum is likely to be in a similar situation 
as yourselves when the OAN figures are re-run using the latest projections and we 
will struggle to find suitable sites to accommodate further growth.   If there is to be 
a new settlement it would be prudent to discuss if could perform if not a county-
wide, then a sub-county function. 
 
As I am sure WBC will highlight in their response to your letter, there is a very high 
risk that once WBC have undertaken necessary updates to their land availability 
work, they will conclude that they are unable to meet their OAN within the Borough.  
This will obviously have implications for Councils such as Dacorum that share a 
HMA and hence our ability to accommodate growth from outside the area.     

 

Gypsy and Traveller Needs Assessments 
 
We are just about to go out to tender with WBC to update our Gypsy and Traveller 
Needs assessment.  The remit of this work has also been extended to include 
other travelling communities, to accord with recent (currently draft) guidance to 
local housing authorities on the periodical review of housing needs – Caravans and 
Houseboats (March 2016): 
https://www.gov.uk/government/publications/review-of-housing-needs-for-
caravans-and-houseboats-draft-guidance 
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We are happy to share the draft report (subject to WBC’s agreement) when this is 
available. 
 
Employment 
 
We note that at present WHBC do not envisage needing to ask any of the 
authorities within the SW Herts FEMA to assist it meet its predicted employment 
needs. 
 
Initial discussions with SW Herts authorities (including St Albans) indicate that we 
too will be able to meet the employment growth levels indicated by our Economy 
Study (2016).  However, this work is due to be updated in parallel with the SHMA, 
and we will ensure you are advised if this positon should change as a result. 
 
Green Belt 
 
As is the case for WHBC, if Dacorum is to meet its current OAN for housing, it 
cannot do sowithout significant incursions into the Green Belt.  Dacorum’s technical 
work (the Stage 1 work carried out with yourselves and St Albans, and the 
separate Stage 2 study carried out on our behalf by ARUP), show very few areas 
of Green Belt that performs poorly when assessed against the NPPF criteria.    The 
Growth Options within our forthcoming Issues and Options consultation, based on 
meeting our full OAN  will include scenarios land currently in the Green Belt is 
proposed for development. Whilst this would predominantly be to accommodate 
housing need, we may also need to consider a new employment allocation, or to 
safeguard land for employment use.   
 
Strategic Green Infrastructure 
 
As you will be aware, this issue was raised at the 28 April meeting of HPG 
Development Plans as an issue that needed to be considered further at the county-
wide level.  There is a meeting of a small project group on 23rd May at County Hall, 
and the intention is to provide an update on options for progressing this work on a 
county-wide basis at the next HPG Dev Plans on 8th June. 
 
Waste Water 
 

We acknowledge the importance of the Maple Lodge waste water treatment works,  
as most of our waste water is discharged to there.  We hope to have further 
clarification from HCC regarding expectations on taking forward Stage 2 Water 
Cycle Studies after the next HPG Dev Plans meetings and are due to meet Chiltern 
District to discuss taking forward a Stage 2 study in late June. We will update you 
when we ourselves are clearer regarding what further work needs to be done.  
 
Future arrangements for joint working 
 
Dacorum is in the process of inviting neighbouring authorities and other DtC 
partners to meet to discuss the outcomes of key pieces of technical work and early 
thinking regarding the content of our Issues and Options paper, which we are due 
to consult on in October / November this year.  From DBC’s perspective we do not 
consider that a face-to-face meeting is required at this stage, as all of the key DtC 
issues are helpfully summarised in your letter and this reply.  However, if you would 
like to meet, please let me know and I will suggest some dates. 
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As requested, we will continue to keep you updated regarding any future SW Herts 
meeting and ensure you have the opportunity to attend should there be issues on 
the agenda of relevance to you.  We are currently seeking to finalise minutes from 
the HMA/FEMA meeting held on 24th March, and to set up a senior manager /  
Member liaison meeting to discuss how to progress future co-operation.  However, 
no date has yet been confirmed for this meeting and it is unlikely to be held until 
late June.   
 
DBC, HBC, TRDC and TRDC are currently drawing up a MOU to cover 
arrangements for future joint working on strategic planning matters.  This MOU 
does not include SADC at the current time.  We have however sent a draft of the 
document to them to help inform any separate MOU or Statement of Common 
Ground they may wish to draw up with us on a bilateral basis.  I have attached a 
copy of the draft document to this letter, so that you too have an idea of its likely 
scope and coverage. 
 
We understand that SADC have currently put work on both their SLP and DLP on 
hold, pending the outcome of the Judicial Review process, due to be heard on 21st 
and 22nd  June.   
 
I hope the above is helpful in term of increasing understanding of planning matters 
between our two Councils. 
 
 
Yours sincerely 

 
 
Laura Wood 
Team Leader – Strategic Planning 
 
CC: 
Claire May, TRDC 
Ian Dunsford – WBC 
Mark Silverman - HBC 
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Laura Wood 
Team Leader – Strategic Planning  
Dacorum Borough Council 
Laura.Wood@dacorum.gov.uk 
 
 
 
Dear Laura,  
 
Duty to Co-operate – Position Statement and Housing Provision 
 
Thank you for your helpful letter dated 17th May and your confirmation that you largely agree with the 
position statement set out in my letter dated 27th April 2017. 
 
Transport  
We are both members of the A414 Consortium and as such are both committed to working with the 
County Council on the production of a strategy for this corridor. Thank you for confirming that you will 
advise us of any implications arising from the work you undertaking in partnership with other to look 
at highway improvements on junction 8 of the M1 which could potentially impact on the A414.  
 
Housing Need and Supply 
We note that you have had to delay the commissioning of an update to the SW Herts SHMA as you 
are waiting the publication of the government’s draft standard methodology.  
 
I previously advised you that the WH SHMA was being reviewed in the light of the 2014- based 
projections amongst other new data-sets and information. This has now been completed and 
indicates an Objective Assessment of Housing Need of 15,200 dwellings for the period 2013-2032 
within Welwyn Hatfield. It is available for viewing on our website: 
http://www.welhat.gov.uk/article/5501/Housing  
 
As you are aware, the submitted Welwyn Hatfield Local Plan only makes provision for 12,000 
dwellings over the same period.  
 
Welwyn Hatfield’s evidence identifies that it lies within a Housing Market Area with Hertsmere and St. 
Albans and the South West Herts SHMA also recognises that there is a housing market relationship 
although it is not considered to be strong enough to result in Welwyn Hatfield being identified as 
falling within the south-west Herts HMA. 
 
At the current time no authority within Welwyn Hatfield’s HMA is able to assist Welwyn Hatfield make 
up the shortfall in provision. Welwyn Hatfield Borough Council has committed to an early review of 
the Plan to address the infrastructure issues which currently are constraining growth. The Council 
has also agreed Memoranda of Understanding with a number of authorities (including Hertsmere) 
relating to working together to explore where opportunities may exist to accommodate any of the 
Welwyn Hatfield shortfall against its OAN, both within and beyond the plan period. 
 
I note your reference to the fact that Watford may need to make a request of Dacorum to help meet 
its housing needs but please note that Watford has not yet responded to my letter.  

Colin Haigh 
Head of Planning 

 
Reply to: address as below 

Date: 3rd August 2017  
Direct Tel: 01707 357268 

  
Email: s.tiley@welhat.gov.uk 
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In response to your request for early notice that Dacorum will be required to meet some of Welwyn 
Hatfield’s shortfall, I should advise you that at the current time as no other authority has indicated an 
ability to make provision for this shortfall, Welwyn Hatfield is now requesting that Dacorum consider 
the need to do so as part of its plan preparation (within the context of the south-west Herts HMA). 
 
It is Welwyn Hatfield’s firm view that Hertfordshire needs to work together to deliver housing growth 
(which should include consideration of new settlements) to meet longer term housing needs and that 
work on this should commence as soon as possible. We note that you also envisage the need for 
joint discussions around the possibility of a new settlement ideally on a county wide or a sub-county 
basis and we would be happy to work with Dacorum and others in this respect. 
 
Gypsy and Traveller Needs Assessments 
We welcome the opportunity for an early sight of your updated Needs Assessment and to discuss 
with you any implications which arise from it. 
 
Employment 
I understand that there have been discussions with St Albans relating to employment land provision 
based upon St Albans’ view that it will have a surplus of employment land and that it has therefore 
offered to meet some of Decorum’s needs. I note that this position will need updating in the light of an 
updated SHMA for the SW Herts authorities. 
 
Green Belt 
I note Dacorum’s position on the need to release land from the Green Belt and that Dacorum is not in 
a position to meet its OAN without releasing land from the Green Belt. 
 
Strategic Green Infrastructure 
Welwyn Hatfield and Dacorum both attended a preliminary meeting of relevant authorities 
considering what further joint working needed to take place to secure the delivery of strategic green 
infrastructure and update the evidence base. This will be considered through HPG Development 
Plans sub committee 
 
Waste Water 
I note that discussions are taking place with Chiltern District with regards to a Stage 2 of the Water 
Study. We would wish to be kept informed of any progress on this as Maple Lodge Waste Water 
Treatment Works also serves large parts of Welwyn Hatfield. 
 
Future arrangements for joint working 
Welwyn Hatfield Borough Council welcomes the opportunity for continued cooperation with Dacorum 
Borough Council and the South West Herts Authorities and the commitment to continue to engage 
with WHBC as appropriate.  
 
Yours sincerely 
 

 
 

 
Sue Tiley 
(Planning Policy and Implementation Manager) 
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Inspector’s Preliminary Questions – Matter 1 (Duty to Cooperate) 

 

Evidence in support of the Council’s Response: 

Question 8 

 

 

Evidence in this section: 

 Q8e DtC meeting notes St Albans and Welwyn Hatfield March 2017 
 

397



DUTY TO COOPERATE MEETING BETWEEN WELWYN HATFIELD AND ST 

ALBANS 

Venue: St Albans                                                                                                                                                     

Date: 23 March 2017 1:00pm 

Agenda as set out by WHBC: 

1. Minutes of last meeting and any matters arising 

2. Update on St Albans Local Plan and Duty to cooperate activity with South 

West Authorities 

(1) Approach to SHMA, Housing Market Area, OAN, housing land supply 

and housing target. 

(2) Approach to employment land supply, targets and FEMA. 

(3) Duty to Cooperate judicial review 

(4) Timetable for Local Plan 

(5) Detailed Plan consultation 

(6) Transport modelling 

(7) Infrastructure / education 

(8) Retail 

3. Review of the SADC representations and update on the WH Local Plan 

(1) OAN based on 2012 projections and 2014 projections and housing 

target. 

(2) Ability of other authorities to meet shortfall and early review  

(3) Employment Land 

(4) Site capacities and densities 

(5) Site selection Green Belt and exceptional circumstances 

(6) Settlement strategy  

(7) Maintaining settlement pattern 

(8) Gypsy and Traveller provision 

(9) Housing Site HAT1 North West Hatfield 

(10) Housing Site HAT2 and Ellenbrook Country Park 
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(11) Roehyde 

(12) Symondshyde and Duty to Cooperate 

4. Likely content of MOU (as proposed by WHBC) 

(1) Background 

(2) Strategy priorities with cross boundary issues 

(3) Duty to cooperate  

(4) Review and planning for longer term needs 

(5) Areas of agreement 

(6) Areas of disagreement  

5. A.O.B 

(Numbered references to interpret notes below) 

 

Attendees 

St Albans City & District Council (SADC) - Councillor Julian Daly - Leader (JD), 

Tracy Harvey (TH), Chris Briggs (CB) 

Welwyn Hatfield Borough Council (WHBC) – Councillor Mandy Perkins - Executive 

Member for Planning, Housing and Community (MP), Colin Haigh (CH), Sue Tiley 

(ST) 
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Notes: 

1.  Minutes of last meeting and any matters arising 

Previous Meeting Notes agreed.  Agreed generally to create more detailed 

meeting notes under DtC.  

2. Update on St Albans Local Plan and Duty to Cooperate activity with South 

West Herts Authorities 

(1)   

-  SADC still suggest single LPA HMA approach.  Discussions underway with 

South West Herts Group (SWHG) and respective consultants regarding wider 

area.  Evidence suggests if SADC is considered as part of a wider area HMA it 

should include WHBC.                                                                                                                                                                     

-  WHBC SHMA identified relationship to SADC, WHBC concerned as not 

involved in SADC SHMA, WHBC felt needed to make the point – especially on 

SADC being considered to underestimate need and therefore potential 

consequences for WHBC. 

-  WHBC clarified DtC concerns linked to soundness.  Feel lack of engagement 

on technical work by SADC, eg not consulted on SADC draft SHMA. 

CB - SADC have been discussing DtC with SWHG (and Dacorum separately on 

specific issues).  Seeking to resolve SHMA methodologies and HMA / FEMA 

definitions.  Options to move forward on table.  Further work required. 

TH - There is a relationship between SADC and WHBC on housing.  Need to 

consider how and when to best involve WHBC in SADC and SWHG discussions.  

ST - WHBC sets a target for 12,000 dwellings provided through the draft Plan; 

The SHMA is being updated and indicates a revised 15,400 OAN which takes 

account of 2014 household projections.  

MP - Need to base plan on a figure at a point in time.  Acknowledge “Gap” 

between OAN to Plan has grown.  But very important constraints - eg Hatfield 

House Historic Park and Garden, A1M, Green Belt.  Also need to make progress 

at a point and move on.  Can review plans after 5 years – need to get on and get 

a plan in place to build and deliver. 

JD - Supportive of overall approach outlined by MP. 

ST - For record – WHBC consider they have a shortfall in provision. From 

previous DtC discussions WHBC understand that SADC is not currently in a 

position to meet the shortfall. As part of plan preparation in other areas WHBC 

will be asking SADC, HBC and SWHG to consider any opportunities for meeting 
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it.  Asking N.Herts and E.Herts as well.  Suggest feeding into SWHG meetings 

as request will come to them also. 

JD - Will need process to look at how WHBC will demonstrate appropriate 

assessment of level of need and why it cannot meet need.  What is the process 

for establishing “cannot meet need”?  SADC commented that they were similarly 

constrained and that the implications of the Housing White Paper is that non-

Green Belt authorities should consider their ability to meet any shortfall arising 

first. 

JD – There is a gap between forecast numbers and what market will actually 

deliver. 

Agreed – TH/CB to feed WHBC information on shortfall in WHBC draft Plan and 

‘request’ to SWHG into SADC/SWHG meetings. 

(2) 

- SADC draft SLP takes an ‘opportunity based approach’ with 55 Hectares of 

land at East Hemel.  There is sufficient employment land to more than meet any 

reasonable forecast needs for SADC alone and that the Strategic Rail Freight 

depot conditions/reserved matters applications were coming forward. 

CB – SADC positive about prospects to agree with SWHG East Hemel 

jobs/floorspace “apportionment”  -  a key issue for Dacorum and SWHG. 

 - WHBC new employment land at Marshmoor / SE WG City and NW Hatfield 

plus capacity at Hatfield Airfield and some intensification options. 

CB - 8% loss from residential conversions of offices.  Substantial replacements 

at East Hemel.   

Agreed - WHBC + SADC - Has been several previous discussion on Roehyde. 

Neither LPA considered it a suitable site to bring forward. 

(3) 

CB - Update on SLP position - rolled up JR hearing 20/21 June.  Timetable for 

local DtC outcomes uncertain. 

(4/5) 

- SADC DLP - PPC April considering responses to consultation.   

MP - WHBC intention Cabinet 4 April / Council 10 April Submission end April / 

early May – N Herts and E Herts DtC meetings in April. 

(6/7) 
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TH – SADC are working with HCC to carry out transport modelling.  SADC + 

Stevenage had issues at Examination with HCC. 

ST / MP -  HCC comments to WHBC Plan based on some aspects of mitigation 

measures which had not been referred to in the  IDP.   

(8) 

CB - No issues as SADC had provided information on London Colney potential 

retail growth. 

ST - Retail trends difficult to predict.  Plan gives a commitment to review 

evidence on need for post 2026. 

CH - expect town centre intensification with residential over retail. 

Agreed - SADC had reassured Welwyn Hatfield with regards to the retail 

proposals in the SLP. 

3.  Review of the SADC representations and update on the WH Local Plan 

(1) 

- WHBC update to the SHMA was in preparation.  The 2014 household 

projections resulted in a significant increase for Welwyn Hatfield and that the 

housing target although higher than 2012 demographic projections was lower 

than 2014 projections and lower than a revised OAN (with market signals and 

affordability taken into account). 

(2) 

- WHBC advised this resulted in a ‘shortfall’ which Welwyn Hatfield would not be 

able to meet.  Letters were being drafted to advise authorities within what 

Welwyn Hatfield have identified as their HMA and whilst Welwyn Hatfield had 

committed to an early review to address the infrastructure constraints it would 

need to work with other authorities to see how this shortfall could be best met in 

line with the NPPF paragraph 182. 

- WHBC stated that HIPP had agreed to work together to meet look at how 

longer term needs can be met.  Given the transport and sewerage constraints it 

was unlikely that a strategy of each authority meeting its own needs is likely to 

be feasible for post 2031 development need.  This was supported by both 

authorities. 

(3)   

-  WHBC employment figures had been updated and indicated a similar level of 

need to previously.  The strategy for the local economy is supported by the LEP. 
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An allowance had been made in the housing windfall estimates for some 

continuing loss of employment land to residential.  

- WHBC think new Welham Green employment area is a high quality location. 

(4) 

ST / CH - The density assumptions in the HELAA were also explained by WHBC 

and that differing density figures had been used depending on the site.  Density 

assumptions have been maximised.  

(5-7) 

- WHBC site selection background paper had been emailed previously.  This set 

out the balancing exercise which included consideration of the results of the 

Green Belt Purposes Review.  

JD - There is a need to demonstrate process and show consideration of all 

issues has been serious. 

(8)  

ST - WHBC planning for 61 new pitches 2016-2032. 

Agreed - G+T to be discussed further at officer level.  

(9) 

- SADC Although SADC have some concerns they do not object to SDS5 

(HAT1). 

(10) 

ST - HAT 2 not in plan based on delivery issues – Goodmans challenging WHBC 

position.  Mineral excavation would impact on the county park which made it 

even more important that HAT2 should not come forward at this time. 

- SADC support exclusion of HAT 2. 

CB / ST – Noted minerals position.   

Agreed - Both LPAs support Ellenbrook Country Park.  

Agreed - Both LPAs agree Country Park should be implemented as envisaged in 

original S106 agreement.  SADC would need to be a signatory to any variation to 

the section 106 agreement relating to land in WHBC which affected/supported 

the delivery of the Country Park.  Given the passage of time, some variation to 

practically deliver the original Country Park is likely to be necessary. 

(11) 
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[See 2 (2) above.] 

(12) 

- SADC set out concerns relating to Symondshyde - specifically lack of evidence 

that the highway network would be able to support it and that sufficient 

secondary education would be provided; as well as Green Belt and DtC process 

concerns. 

- WHBC advised of the WHaSH transport modelling that had been carried out. In 

addition the landowner had done their own modelling.  That HCC as highways 

authority had not raised any objection and that SADC could review the 

representations on this matter which are published on the Council’s website. 

- WHBC further advised that provision for secondary schooling for this site would 

be provided at North West Hatfield but there was a difference of opinion between 

the landowner and HCC as to whether a 10fe or 8fe secondary school should be 

provided, but that WHBC were trying to negotiate an agreed position on this 

which would relate to the need for an early review and the need to find an 

additional site.  

Agreed - SADC would write to HCC on this secondary school matter and seek 

reassurance. 

Agreed – SADC would in due course reconsider its formal objections once the 

overall further information had been reviewed. 

4.   Likely content of MOU 

(1-6) 

- WHBC stated that they would like to have an MOU with SADC.  

- SADC agreed an MOU would be helpful - but felt that some of the issues may 

be better set out in a statement of common ground attached to an MOU. 

JD - Bucks model not a bad start. 

TH - Bucks as headings, not necessarily content.  Need to include what are the 

agreed strategic cross boundary priorities (e.g. Green Belt, infrastructure roads 

schools.….). 

ST - Need to be clear on outcomes.  Must start with a bit of context. 

JD - Green Belt protection often not reflected in MOUs.  It should be (NPPF / 

Housing White Paper). 

ST - Agree.  Especially include strategic Green Belt Review position / 

interpretation. 
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5.   AOB 

Informal discussion on Government position on planning fees. 
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Inspector’s Preliminary Questions – Matter 1 (Duty to Cooperate) 

 

Evidence in support of the Council’s Response: 

Question 10 

 

 

Evidence in this section: 

 Q10b Welwyn Hatfield DtC presentation January 2015 
 Q10b Welwyn Hatfield DtC workshop presentation October 2015 
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Local Plan
Duty to Co-operate

Colin Haigh, Sue Tiley
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Agenda
• Outcome of last meeting
• Content of Local Plan Consultation 

document
• Housing and jobs numbers in HMA and 

FEMA
• Infrastructure Issues
• Impact on Green Belt
• Letter to DCLG
• Policy Implications
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Outcomes from Last Meeting

• This was a useful grouping and further meetings 
welcomed

• No issues raised with regards SHMA and FEMA 
- boundaries or numbers

• Now need to explore supply
• Green Belt is a strategic issue which needs to be 

in the Spatial Plan for Herts
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Local Plan Consultation 

Document
Changes in direction to strategic polices

OAN 12,500 (plus 620 care bed spaces).

No target set but more favourable sites add up to 10,150.
Some deliverability issues still to be resolved

Employment 12,000 jobs could all be accommodated on 
existing employment land but prior notifications resulting 
in loss of employment land

Consulting on site close to Welham Green station
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Local Plan Consultation 
Document

4 strategic sites over 500 
dwellings

HAT1 and HAT2 - reduced in 
size

WGC5 - Env. Agency unable 
to confirm deliverability of 
entire site

WGC4 – in, but exploring the 
potential of a realigned 
runway

Strategic GI stretching from St 
Albans to East Herts
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Local Plan Consultation 

Document

• Site options for additional burial space

• Gypsy and Traveller sites need 68 

maximum capacity 34 pitches

• Revision to MDS boundary, new UOL, 

town centre sites

• Scopes out DM policies
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OAN and proposed delivery across 

the Welwyn Hatfield HMA

1. The FALP 2014 effectively increases the dwellings target for Barnet  to circa 35,200 over the same period (2011-2026)

LPA Target/
Emerging target

Household growth 
in Welwyn 

Hatfield HMA (WH 
SHMA, 2014)

Allocations / Emerging 
allocations within the 
Welwyn Hatfield HMA 

Period

Broxbourne 5,000  (SHMA 2013) 419 Unknown 2011-2026

East Herts 15,000  (Draft DP 2014) 3360 2,901 (Draft DP 2014) 2011-2031

Hertsmere 3,990 (Core Strategy 2013) 2,477 113 (Draft SADM DPD) 2012-2027

North Herts 14,600 (Preferred Options 

2014)

674 653 (Preferred Options 2014) 2011-2031

St Albans 9,125 (Draft Strategic LP 2014) 2,145 1,000 (Draft Strategic LP 2014) 2011-2031

Barnet 28,0001 (Core Strategy 2012) 4,243 Unknown 2011-2026

Welwyn
Hatfield

10,150 (LP consultation 2015) 12,500 10,150 (LP consultation 2015) 2011-2031

Total 85,865 25,818 14,817 -
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Housing Market Area

OAN = 25,800              
proposals =14,820

Welwyn Hatfield
OAN = 12,500

Consulting on 10,100

North Herts
OAN = 12,100

East Herts
15,000

Broxbourne
5,000

Enfield
CS Target = 11,000

(2011-2025)

Barnet
CS Target = 

28,000
(2011-2025)

Hertsmere
CS Target = 5,300

St Albans
OAN = 
11,700 

Target = 
8,720

Stevenage
2,800 - 6,600

Central Beds
OAN = 24,600

Luton 
OAN = 16,200

HMA
OAN=  674
Proposing

653

HMA
OAN

=2000
proposing  

1,000

HMA
OAN= 4,243
proposing ?

HMA 
OAN=420
proposing 

= ? 

HMA
OAN=3,360
proposing 

2,900

Housing Targets
Figures for 2011-2031

unless otherwise stated

HMA
OAN=2,477

proposing 113
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Jobs Targets across FEMA
LPA Total jobs target/

Emerging or indicative total jobs 
target

Period

Broxbourne 3,700 (Core Strategy 2010) 2011-2026

East Herts 9,700 (Draft DP 2014) 2011-2031

Hertsmere 8,335 (Core Strategy 2013) 2012-2027

North Herts 5,400 (Preferred Options 2014) 2011-2031

St Albans 360 (Herts London Arc Study 2009) 2011-2031

Welwyn Hatfield 12,000 (Local Plan consultation 2015) 2011-2031

Luton 18,000 (Draft Local Plan 2014) 2011-2031

Dacorum 10,000 (Core Strategy 2013) 2006-2031

Stevenage 1,600 (Draft Local Plan 2013) 2011-2031

Total 69,095

Barnet 21,500 (Core Strategy 2012) 2011-2026

Total 90,595

• The WH Economy 
Study 2014 
projected total 
jobs growth 
42,800 FTE over 
the period 2013-
2031

• The latest EEFM 
baseline figures 
for authority areas 
excluding Barnet 
= 88,026
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Infrastructure Issues

• Road A1M, A414
• Education Primary lack of capacity in villages 

(cross boundary - Cuffley and Woolmer
Green/Knebworth)

• Secondary school in East Herts plus one in 
Hatfield; no site identified for a third

• Waste Water
• Strategic Green Infrastructure
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Impact on Green Belt

• Harm inevitable 2-3% loss

• Gradual urbanisation along   

the Great North Road corridor

• Cumulative impact merging 

between settlements

• Strategic (cross boundary) 

considerations – impact east-

west as well as north - south
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Letter to DCLG

• What happens after 2031?

• ? Need for a new settlement

• Government support for Garden Cities
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Policy Implications

• Potential shortfall of housing within Welwyn 
Hatfield and the defined SHMA

• Attempting to meet own needs but, potential 
shortfall of G&T sites  and transit provision

• Jobs - difficulty in getting meaningful data within 
the FEMA

• The LEP’s SEP objectives
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Policy Implications (2)

• Infrastructure issues - Secondary Schools, 
primary North Herts and Broxbourne

• A1M
• Sewerage ?
• Green Infrastructure
• Viability

• Joint policy documents and/or shared policies
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Local Plan
Duty to Co-operate workshop

Trevor Saunders, Colin Haigh, Sue Tiley
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Attendees

• Welwyn Hatfield = Trevor Saunders, Colin Haigh, Sue Tiley

• Broxbourne = Doug Cooper

• Dacorum = Laura Wood

• East Herts = Jenny Pierce

• Hertsmere = Richard Blackburn, Sarah Barker

• North Herts = Ian Fullstone, Richard Kelly

• St Albans = Tracy Harvey, Chris Briggs

• Stevenage = Nigel Smith

• Apologies = Kevin Owen (Luton)

• No response = Barnet and Enfield
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Duty to Co-operate

• Strategic cross-boundary issues = notably housing 
provision but also jobs, employment land, transport, 
utilities, infrastructure, open space, etc

• Demonstration of joint working = memorandum of 
understanding, joint committees, joint documents

• Potential for shared benefits = lobbying Government, 
infrastructure investment, Herts LEP funding, etc

• Risk of undermining one-another if no co-operation
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Welwyn Hatfield

• Objective need for 12,500 dwellings within borough 
in period 2011-2031

• Objective need for 25,800 dwellings in wider housing 
market area in same period

• Likely to create up to 12,000 new jobs by 2031

• Associated need for transport, utilities, schools, 
healthcare, open space, etc
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Housing Market Area

OAN = 25,800

Welwyn Hatfield
OAN = 12,500

North Herts
OAN = 12,100

East Herts
15,000

Broxbourne
5,000 - 6,000

Enfield
CS Target = 11,000

(2011-2025)

Barnet
CS Target = 28,000

(2011-2025)

Hertsmere
CS Target = 5,300

St Albans
OAN = 11,700 
Target = 8,720

Stevenage
2,800 - 6,600

Central Beds
OAN = 24,600

Luton 
OAN = 16,200

HMA

HMA

HMA

HMA

HMA

Housing Targets
Figures for 2011-2031

unless otherwise stated
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Challenges
Mainly planning challenges Mainly political challenges

Identifying objective need for housing

Finding sites in constrained urban areas

Setting economic aspirations

Road and rail capacity

Utilities i.e. sewerage capacity

Services i.e. schools and healthcare

Green infrastructure

Setting local housing target

Selecting sites in larger suburban areas

Redistribution of objective housing need 
beyond district/borough boundaries

Urban extensions across boundaries

Gypsy & Traveller pitches

Growth of London
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Choices

• Produce plans, meet objective development needs, 
achieve duty to co-operate (subject to infrastructure)

• Go slow, accept element of planning by appeal, hope 
for future changes to planning system

• Actively oppose current system, lobby Government

• Actively promote new system
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Topics for Debate

• Meeting objective development needs, at both local 
and cross-boundary level

• Increasing infrastructure capacity

• Achieving LEP ambitions

• Justifying alternative case to Government

• Overcoming political fault-lines

• Next steps

431




