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Dear Sir,
 
I write in response to matter 4, the OAN.
 
You will by now, I assume, have seen and read the document provided 
by the North Mymms District Green Belt Society, authored by Alan 
Wenban Smith. This report explains much more eloquently than I am 
able the problems and issues underlying the suggested OAN as 
proposed by Turley after the publication of the 2018 ONS population 
and household projections. A range of OAN of 715-800 dpa when the 
underlying data suggests 319 are projected to be needed for the 
anticipated population growth, with the conclusion that uplifts 
should raise that 319 figure by well over 100%, is clearly 
nonsensical. In my view, that clear disjoint is why the Turley 
report has yet to be formally recognised by the Council and why, in 
my view, it will not be unless significantly amended.
 
Getting the OAN right is critical, as you yourself have pointed out, 
however you have also suggested a figure which is too high for the 
local need would still help address a national need. I wanted to 
suggest to you that from another perspective, an OAN that is greater 
than the actual local need seriously undermines national goals and 
policy, specifically around the reuse and recycling of brownfield 
land.
 
The NPPF, Para 117, states that policies should be set out in a way 
that makes as much use as possible of brownfield sites and land. As 
you will know, brownfield sites are typically more constrained and 
will typically be ‘riskier’ than greenfield sites from a developers 
perspective. The likelihood of development issues around 
contaminated land and other development problems is far greater, so 
developers would much prefer to develop greenfield sites than 
brownfield ones.
 
Over-provision of released greenfield sites has the serious 
potential of reducing or even removing developer interest and 
engagement with brownfield sites. If a greenfield site is available, 
even if more expensive, a developer may choose to go with the 
greenfield site to mitigate risk. Of course, the developers for 
larger sites and generally smaller brownfield sites may not be the 
same, but this is dependent on the size of the development and in 
Welwyn Hatfield there is good evidence that significant housing on 
larger brownfield sites has happened in the recent past and is also 
planned in the near future (eg Hatfield Aerodrome, the Wheat 
Quarter). At the CPPP meeting on 29th October, the annual report of 
the Brownfield register noted 3,900+ dwellings as being possible on 
the land on that register, and that did not include the recent 



revision upwards of numbers for the Wheat Quarter. There are very 
substantial brownfield land sites available in Welwyn Hatfield at a 
range of sizes and scales. Since 33% of the submitted plan OAN 
appears currently to be deliverable on brownfield land, I would 
suggest the concept that developers would not be ‘the same’ is 
simply an attempt to use misdirection.  
 
The impact of the OAN number that goes forward in an adopted local 
plan being significantly higher than the number actually needed is 
that developers will preferentially engage with and develop the 
greenfield sites. The subsequent impact on house prices will be (as 
intended through policy) they will fall in real terms if not in cash 
terms, and as a consequence many brownfield sites may well fall 
below the line where they are viable, meaning those sites then do 
not get developed unless the council steps in to subsidise them.
 
The consequence of that viability failure to ensure optimum 
redevelopment of brownfield sites is that sites that are derelict, 
are eyesores, are blights on urban areas, will remain so. The 
consequence of that is an overall degradation of the centre of our 
towns, to the detriment of our residents, and not just through 
visual and other direct impacts, but also because the council will 
need to invest additional resources, such as officer time, CPO 
efforts, etc, into trying to address the problems, including ASB, 
which that sort of environment produces.
 
The consequence of too high an OAN is therefore a series of serious 
and long-lasting impacts on the community I am elected to represent. 
It also, in my view, fundamentally undermines policy to promote 
redevelopment of brownfield and contaminated land sites, and I would 
encourage you to reach the same conclusion. The driver of national 
housing need should not, in my view, be used as an excuse to 
undermine the fabric of our urban areas, the drive for brownfield 
land reuse should be more significant in the planning balance and 
the risk of a higher than necessary OAN producing an over-supply 
needs to be constrained.
 
I note that the CPRE calculation for housing need 2020-2036 for 
Welwyn Hatfield, using the current standard method, is 432 hpa. This 
I believe does not include any uplift for previously unmet need nor 
any for market signals, however I do not believe an uplift beyond 
the 632 in the submitted plan is justified or reasonable and I would 
encourage you to adopt the same view. If anything, 632 may still 
result in an over-supply of greenfield sites and a detrimental 
impact on brownfield land reuse, so I would encourage you to direct 
the council to revise that number downwards if at all. 
 
I look forward to your deliberations on this and other matters in 
due course.

Best regards,
 
Paul
 



***********************************************************
Paul Zukowskyj, MSc, FRGS
Lib Dem County Cllr Hatfield South
Lib Dem Borough Cllr Welham Green & Hat South
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