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Introduction  

 

1. JB Planning Associates are instructed by Gascoyne Cecil Estates (the Estate) to 

submit responses to the consultation regarding the additional Examination 

documents recently added to the Welwyn Hatfield Local Plan Examination library. 

 

2. The Estate is a major landowner in Welwyn Hatfield and its holdings cover several 

thousand hectares and extend into the surrounding administrative areas of 

Hertsmere, East Hertfordshire and North Hertfordshire.  

 

3. The Estate is a key stakeholder and has a significant interest in the Local Plan, 

not only in relation to the strategic allocations that are being actively promoted by 

the Estate at Symondshyde (SDS6 – HAT15), North West Hatfield (SDS5 – 

HAT1), Creswick (HS3 – WGC1) and at Marshmoor (SDS7 – WeG4b) but also in 

relation to other sites which are in its control.   

 

4. The Estate has made extensive representations on the content of the Local Plan 

and has taken, and continues to take, an active part in the Examination process 

and therefore welcomes the opportunity to make these comments and considers 

that the new evidence provided does not raise matters of soundness apart from 

EX105 and the supporting appendices (EX106-EX153).   

 

 Background 

 

5. The Welwyn Hatfield Local Plan, 2016 was submitted prior to the publication of 

the revised National Planning Policy Framework, 2018 (NPPF) and the 

subsequent further change in February 2019.  The provisions of the former NPPF 

(2012) are therefore applicable for the purposes of examining the Local Plan.   

 

6. The Welwyn Hatfield Local Plan Examination Programme Officer’s email of 20 

July 2019 has identified the following new Examination documents that have been 

added to the list of Examination Documents and on which the Inspector has 

invited comments. 
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• EX101A – Letter from Save Symondshyde on OAHN 

• EX101 B – Calculating Dwelling Requirements in Welwyn Hatfield Local 

Plan (Green Balance for Save Symondshyde) 

• EX102 – Cabinet Planning & Policy Panel - Local Plan Economy Update 

• EX102A – Appendix A: Local Plan Economy Technical Paper 

• EX102B – Appendix B: Experian Data Guide Update 

• EX103 – Cabinet Planning & Policy Panel – Implications of the 2016 

Household and Population Projections for the Local Plan 

• EX103A – Appendix A: The Implications of the 2016-based SNPP and 

SNHP on the OAN (Turley OAN Technical Paper) 

• EX103B – Appendix B: Local Plan Housing Update (Turley Technical 

Note: Implications of a new plan period for the calculated housing need) 

• EX103C – Appendix C: Role of the 2016-Based Household Projections in 

Calculating the Dwelling Requirement (Green Balance for Save 

Symondshyde) 

• EX103D – Appendix D: Technical Review of the Submission on behalf of 

Save Symondshyde 

• EX104A –Employment Land Technical Note – Labour Demand Scenarios 

(AECOM) 

• EX104B – AECOM Employment Land Technical Note – Population-based 

Scenarios 

• EX104C – Appendix 1 Experian (national and regional) Data Guide – 

March 2019 

• EX105 – Royal Haskoning Birchall Garden Suburb Land Quality 

Assessment 

• EX106 - EX153 – Appendices Royal Haskoning Birchall Garden Suburb 

Land Quality Assessment. 

 

7. The Inspector has indicated that the submitted Plan does not allocate sufficient 

land for housing purposes to meet the Full Objectively Assessed Housing Need 

(FOAHN) as required by the National Planning Policy Framework, 2012.  The 

submitted Plan is therefore unsound. Additional housing allocations are required 

to be identified through Main Modifications.  The Local Plan as submitted makes 
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provision for 12,000 dwellings which is around a 4,000 dwelling shortfall in 

meeting the FOAHN of 16,000 dwellings1.    

 

GCE Response 
 
EX101A - Email from Save Symondshyde 
EX101B - Green Balance: Role of the 2016 based Household projections in 
calculating dwelling requirements in Welwyn Hatfield Local Plan 

 
8. The Estate notes that the Green Balance Report suggests that the Borough 

Council has not considered the findings of the 2016-based projections, which 

show that:  

• Growth in household numbers is 1,263 fewer households than previously 

anticipated; 

• The end of Plan period requirement will be 1,845 fewer dwellings than 

previously anticipated and, therefore, the dwelling requirement should be 

revised significantly downwards by 1,845 dwellings. 

• Regard should be had to Guildford, Broxbourne and Runnymede Local 

Plan Examination Inspectors’ findings; and 

• The removal of the Symondshyde allocation is a prime candidate to 

benefit from any reduction in the Borough’s overall housing requirement 

figure. 

 

9. EX103D confirms that WHBC has commissioned Turley to consider the 

implications of the 2016-based projections for the OAN, and that it had concluded 

that it was still reasonable and justified to retain the previously rounded OAN of 

800 dpa. This being based upon the fact that after technical adjustments, the final 

difference between the 2016 and 2014-based population projections was little 

more than 1%. 

 

10. It is relevant to the Inspector’s consideration of this matter that the Government 

has publicly stated its fundamental concerns regarding the content of the 2016-

based household projections. The Estate strongly shares these concerns.  

 

                                                 
1 Confirmed in the Borough Council’s letter 27 February 2018 (EX66) 
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11. We note Turley’s comments regarding the other Local Plan Examination 

Inspectors’ findings which have been referred to by Green Balance. These include 

the fact that2: 

 

• In Guildford, the Inspector endorsed a final housing requirement figure 

which was almost 80% higher than the 2016-based projections; 

• In Broxbourne, the Inspector’s Post Hearings Advice concluded that the 

submitted housing requirement derived from the 2014-based household 

projections was ‘justified and consistent with national policy’; and 

• In Runnymede, the OAN is derived from the 2014-based household 

projections with a 20% uplift reflecting the conclusions of the 2018 SHMA 

Update. Whilst the Inspector asked a question about the lower 2016-

based household projections, which the Council responded to by referring 

to the uncertainty regarding their reliability, the Inspector has not 

subsequently suggested any adjustment is required to the OAN.   

 

12. Consequently, the Estate believes that Examination Documents EX103A and 

EX103D fully demonstrate that the Green Balance Report’s findings do not stand 

up to detailed scrutiny and raises no new matters relating to soundness of the 

Plan warranting further examination. 

 

GCE Response 
 
EX102 - Welwyn Hatfield Cabinet Planning & Parking Panel: Local Plan 
Economy Update 
EX102A - Appendix A: Economy Technical Paper 
EX104A - Welwyn Hatfield: Employment Land technical Note - labour 
demand scenarios 
EX104B Welwyn Hatfield: Employment Land technical note (these 
documents inform EX102 and EX102A) 

 
13. We note that EX102 states that in March 2019, the Hertfordshire Local Enterprise 

Partnership (LEP) released a report on the loss of employment space in the 

county in recent years. This showed that there had been extensive losses over 

the last decade. The most significant losses had been of office space with a net 

loss of more than 400,000 sq.m since 2008/09. Of this, more than 80,000 sq.m 

were in Welwyn Hatfield. More than half the losses of office space in the borough, 

                                                 
2 EX103D, Paragraph 11 
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as well as the county as a whole, had been to residential uses, much of which 

was through Permitted Development rights for the conversion of offices to 

residential, which were introduced in 2013 and do not require planning 

permission3. 

14. As a consequence of this, Officers have publicly stated that they consider that 

loss of employment space is now at a critical stage4. 

 

15. The Borough Council believes that the most appropriate and sensible course of 

action is to safeguard existing employment sites, in line with Policy SADM10 of 

the submitted Local Plan, and to continue to make a relatively modest provision of 

new space in line with proposed new housing or the forecast growth in 

economically active population. 

 

16. EX102A refers to a forecast need for 78,600 sq.m of B space over the plan period 

to 2032, or 49,200 sq.m for the period 2018-35 in order to accommodate the need 

for employment arising from the growth in the economically active population5. 

This figure is best seen as an absolute minimum requirement as it would be 

based on labour supply and would address the Inspector’s requirement that any 

new provision would not increase the net level of commuting into the borough. 

 

17. The report refers to the fact that the Welwyn Hatfield Local Plan, submitted in May 

2017, made provision for around 116,000 sq.m of employment floorspace6. This 

higher figure factors in forecast growth to the local economy. 

 

18. In addition to new employment provision at London Road, Woolmer Green, Cole 

Green Lane, Welwyn Garden City and Broadwater Road West, Welwyn Garden 

City the Plan makes provision in Policy SADM30 for at least 40,500 sq.m of B1 

employment floorspace at Marshmoor and Policy SP22 makes provision for at 

least 14,000 sq.m of B-use employment space at North West Hatfield, that the 

Estate continue to strongly support. 

 

                                                 
3 EX102, Paragraph 3.5 
4 EX102, Paragraph 3.8 
5 EX102A, Paragraph 7.7 
6 EX102, Paragraph 3.2 
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19. The Economy Technical Paper also acknowledges that the figures are net, so 

does not reflect any losses over the plan period, which may risk the ability of the 

borough to meet its economic needs7. Consequently, the Estate considers that 

the Technical Paper’s conclusions should explicitly refer to the importance of the 

delivery of the employment allocations proposed in the Draft Local Plan including 

the allocations at Marshmoor and North West Hatfield. This clarification would be 

helpful, but is not considered to be a soundness matter.   

 
GCE Response 
 
EX103 - Welwyn Hatfield: Cabinet Planning & Parking Panel: Local Plan 
Housing Update Report 
EX103A - Implications of the 2016 household & population projections: 
Turley OAN Technical Paper 

 
20. We note that the Turley OAN Technical Paper identified that the application of a 

consistent vacancy rate assumption indicates a ‘starting point’ need for 658 

homes per annum in Welwyn Hatfield, which shows a strong degree of alignment 

with the ‘starting point’ previously used in the derivation of the latest OAN (670 

homes per annum, derived from the 2014-based SNHP) and is therefore not 

considered to represent a meaningful change for the purposes of assessing 

housing need in Welwyn Hatfield)8. 

 

21. It goes on to explain that the rounded OAN of 800 dwellings per annum was 

derived from the 2014-based household projections, with a cumulative 19% 

adjustment to allow for improvement in younger household formation and respond 

to market signals9. 

 
22. The Estate agrees with Turley that the revised assumptions on household 

formation rates have a clear impact in Welwyn Hatfield, and that there is clearly a 

prospect that the 2016-based assumptions will underestimate the household 

growth that will result from future change in the population (2016-based SNPP), 

where household formation continues at the rates envisaged in the 2014-based 

SNHP10. 

                                                 
7 EX102A, Paragraph 7.8 
8 EX103A, Paragraph 15 
9 EX103A, Paragraph 2.6 
10 EX103A, Paragraph 5.14 
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23. Reference is correctly made to the fact that there are outstanding serious 

concerns around the reliability and applicability of the new assumptions, not least 

given that these concerns have been voiced by the Government itself. Mention is 

made of at least one neighbouring authority (Broxbourne) attributing limited 

weight to lower 2016-based household projections in an approach that has been 

endorsed by the Inspector examining their Local Plan. The fact that the latest 

projections have also been disregarded in a number of other Local Plan 

Examinations over recent months, and have been significantly adjusted in those 

isolated instances where they were taken into account for the purposes of 

establishing an OAN11 has rightly been highlighted. 

 
24. Turley identify that the application of comparably adjusted household formation 

rates to the 2016-based SNPP suggests that 712 dwellings per annum will be 

needed in Welwyn Hatfield and this figure closely aligns with the previously 

adjusted demographic projection (721dpa), which was based on the 2014-based 

SNPP and forms the basis of the concluded OAN12. The Estate fully agrees with 

this finding. 

 
25. Turley’s overall conclusion is that in the context of the minor difference implied in 

the starting point projections, and when taking account of the above factors, the 

publication of the 2016-based population and household projections does not 

suggest that the OAN of 800 homes per annum identified in the submitted SHMA 

evidence should be revised13. The Estate strongly agrees with this finding given 

the supporting evidence that is available. 

 
GCE Response 
 
EX103B - Implications of a new plan period 
 

26. The Estate notes and recognises the fact that given the delay in the likely 

adoption date of the Local Plan resulting from the extending Hearings, there 

would no longer be a 15 year lifespan post adoption lifespan for the Plan. It 

agrees with Turleys that on that basis, it is considered reasonable for the Council 

                                                 
11 EX103A, Paragraph 5.15 
12 EX103A, Paragraph 5.26 
13 EX103A, Paragraph 18 
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to assume that the concluded OAN of 800 homes per annum can be applied over 

the period from 2016 to 2034, and if there is a necessity to further extend the plan 

period to 2035, it would be reasonable to extrapolate this annual figure to cover 

an additional year14. 

 

27. We accept that the consequence of this change would be a total need for 14,400 

homes over the 18 year period considered in the paper (2016 – 2034), increasing 

to 15,200 homes over the 19 year period that may be required to ensure a fifteen 

year horizon from adoption (2016 –2035). 

 

GCE Response 
 

EX103D - Technical review of Green Balance ‘Save Symondshyde’ 

Submission (EX101B) 

 

28. See comments above in respect of EX101B. 

 

GCE Holding Response 
 
EX105 Royal Haskoning Birchall Garden Suburb Land Quality Assessment 
EX106 - EX152 Appendices to Royal Haskoning Birchall Garden Suburb 
Land Quality Assessment 
 

29. We note that the Royal Haskoning Birchall Garden Suburb Land Quality 

Assessment Report refers to a limited number of pollutant linkages that require 

further investigation and discussion with the regulators, based on the 

assessments undertaken, understanding of the site conditions and the proposed 

development. We remain heavily sceptical of the claim that the pollutant linkages 

identified can be mitigated via a range of engineering techniques commonly 

utilised during site redevelopment. 

 

30. The Estate does not accept the suggestion that the site conditions are unlikely to 

represent a significant constraint to redevelopment and following implementation 

                                                 
14 EX103B, Paragraph 4.6 
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of remedial measures the Birchall Garden Suburb site will be suitable for the 

proposed end use15. 

 

31. A series of over 40 technical appendices have been published in relation to the 

Land Quality Assessment. These each vary between single sheet technical 

survey findings to detailed technical reports of 100+ pages in length. We would 

question whether this is at all helpful at this very late point in the Local Plan 

Examination process. The sheer volume and highly technical nature of the 

appendices material requires further expert advice, which is not readily available 

at short notice (particularly at the peak of the summer holiday season).  

 

32. The Estate has commissioned Wardell Armstrong to review this material and we 

understand that the Inspector has requested further information from the Council 

following the Joint Hearing that examined the Birchall Garden Suburb allocation 

held on 31 January 2018.  

 

33. The Estate took an active part in this hearing and consider that the EX105 and 

Appendices should not be considered in isolation, but as part of a comprehensive 

review of all of the outstanding material requested by the Inspector at the end of 

the Joint Hearing.   

    

34. The Inspector is aware that the Estate’s previous representations and Hearing 

Statements have cast significant doubt upon the deliverability of the proposed 

Birchall Garden Suburb allocation, primarily due to contamination and heritage 

constraints. The further Wardell Armstrong findings will be submitted to the 

Examination following a comprehensive review of all new evidence made 

available by the Council.  The Estate therefore wish to reserve the opportunity to 

consider this new evidence, together with EX105 and Appendices and to provide 

their further comments. 

 

_______________________________________________________________________ 

JB/PC/1282 
21 August 2019  

                                                 
15 EX105, Paragraph 10.1 
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