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Dear Mr Middleton 

Welwyn and Hatfield Local Plan Examination – consultation on EX203 and 
EX203A 

On behalf of the Potterells Farm Partnership and their interest in land at Potterells 
Farm (WeG15), Welham Green this letter responds to your email of 02 
September 2020 and the invitation to provide comments on documents recently 
submitted to the examination. This response focuses on the Council’s letter to 
the Inspector concerning the Objectively Assessed Need (OAN) following the 
publication of the 2018 based household projections (EX203) and the 
accompanying report prepared by Turley (EX203A). 

Despite the transitional arrangements in the 2018 NPPF (updated 2019) seeking 
to provide certainty that local plans submitted before January 2019 could be 
examined on the evidence as submitted, the OAN has been considered at 
various points during the examination in response to the publication of updated 
population and household forecasts. Importantly, the Inspector has already 
come to a conclusion on this. In January 2020, the Inspector wrote to the 
Council (EX 178) confirming that a requirement of 800 dpa is consistent with 
national policy. Having arrived at this conclusion, based on consideration of the 
2014 and 2016 household projections, it should not change in light of the 
publication of the 2018 projections, especially if it could result in a lower OAN of 
715 dpa. This is based on concerns with the assumptions underpinning the 
2018 projections, tackling affordability challenges and meeting a proportion of 
London’s unmet need. 

We are concerned that the 2018 projections only use two years’ worth of internal 
migration data, which were characterised by abnormally high net outflows from 
the Borough not seen in the previous 15 years. It is also likely that a significant 
proportion of the decline in household growth in the 2018 projections is a result 
of past needs not being met, especially in recent years. Unless new homes are 



 

 

built to support the levels of growth that are required then future projections will 
inevitably show lower levels of growth. 
 
There is also no clear basis on which to retain a 10% market uplift. An uplift of 
23% should be provided for as this would result in an OAN of 800 dpa. This is 
commensurate with the market uplifts that Inspectors have agreed during the 
examination of other local plans where boroughs are facing similar affordability 
challenges. If the number of new homes that are provided continues to fall short 
of local need then house prices and rental values will continue to remain out of 
reach for many local residents. Securing a suitable uplift to specifically improve 
affordability is a key element of the Government’s standard methodology for 
calculating local housing need. This demonstrates that the Government 
considered that adjustments being made for market signals in Council’s 
assessments of their OAN were insufficient.  
 
The failure of London to meet its own housing needs (the HBF identifies that 
average delivery over the last five years is just under 33,000 dpa) and concerns 
on the supply of land to provide new homes (the Inspectors’ report on the draft 
London Plan reduces the supply of new homes from 65,000 to 52,000 dpa) will 
place greater pressure on Welwyn and Hatfield, and other boroughs that are part 
of London’s wider housing market area, to provide new homes as people leave 
the capital. In this context, the OAN should not be revised downwards as a 
result of the 2018 projections. 
 
Whilst the household projections are an important element in determining the 
OAN they need to be considered alongside other important information, 
including challenges around affordability, the housing position in neighbouring 
areas and the Government’s commitment to increase housing supply to achieve 
their target of providing 300,000 new homes a year. The observations outlined 
above present a compelling case in support of the Inspector’s conclusion that a 
requirement of 800 dpa would still be consistent with national policy.  
 
The Council should be planning to meet their full OAN of 16,000 new homes 
(800 dpa) for the duration of the plan period 2016-2036. The first bullet of the 
NPPF (2012) Para 47 is explicitly clear that local planning authorities are required 
to, “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”. The requirement to meet the OAN in full is not optional. In the 
preliminary conclusions and advice (EX212), the Inspector states that the Council 
will need to propose additional housing sites to the examination in order to meet 
the full OAN and for the plan to be found sound. 
 
The Inspector has confirmed that Welham Green is one of the most sustainable 
locations within the Borough from a movement perspective and yet has little 
proposed housing provision. The disparity between the apportionment of 
proposed homes across the Borough would contribute to unsustainable patterns 
of development. This would be exacerbated, especially as far as road trips 
associated with commuting into the borough is concerned, if additional homes 
are not provided at Welham Green to support the proposed employment 
allocation at Marshmoor. Land at Potterells Farm has been assessed as suitable, 
achievable and available in both the 2016 and 2019 HELAAs and has an 
estimated capacity of 140 dwellings for delivery in years 1-5. The proposed 



allocation of this site for residential development can play an important role in 
helping to secure more sustainable patterns of growth in the Borough that is 
capable of meeting the full OAN.   

We would respectfully ask that these comments are considered during the 
examination moving forwards and reserve the right to participate in any future 
hearing sessions as appropriate.  

Yours sincerely, 

Alex Chapman MRTPI 
Technical Director  

cc Johnny Carew Pole Potterells Farm Partnership 


