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1. INTRODUCTION 

1.1 This Hearing Statement is prepared on behalf of Taylor Wimpey which is 

promoting land at West Road, Sawbridgeworth, Policy SAWB2. 

1.2 A Statement of Common Ground is in the course of preparation between Taylor 

Wimpey and East Hertfordshire District Council. 
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2. CHAPTER 8 - SAWBRIDGEWORTH 

 Q1: What is the basis for planning to accommodate 500 new homes at 
Sawbridgeworth? 

2.1 Our understanding is that the figure of 500 dwellings is derived from 

infrastructure constraints, chiefly highways and primary education. 

2.2 Hertfordshire County Highways has previously advised that approximately 500 

dwellings can be accommodated in Sawbridgeworth before a bypass is required 

(Settlement Appraisal SSS/005 paragraph 7.1). This figure appears to be a ‘rule 

of thumb’ based upon wider growth in the vicinity rather than related to the 

impact of specific development proposals in Sawbridgeworth. Taking into account 

the proposed junction upgrades to the ‘double-mini-roundabout’ between the 

A1184 and West Road, and the junction between the A1184 and High Wych Road, 

an increased number of dwellings may be acceptable subject to detailed transport 

assessment work prepared in support of planning applications in due course. 

2.3 In respect of primary education capacity, the Infrastructure Delivery Plan 

(IDM/001) explains at paragraphs 4.13-4.15 that the County Council plans on 

the basis of one form of entry per 500 dwellings, albeit that some observed 

developments in Hertfordshire have yielded one form of entry per 850 dwellings. 

It is understood that despite the preference for a limit of 500, the County Council 

will consider specific development proposals at the planning application stage, for 

which a bespoke pupil yield can be calculated (based on, for example, specific 

unit mix). In this context, the District Plan’s approach for Sawbridgeworth would 

appear to be based on a ‘worst case scenario’ and that analysis of specific 

development proposals may indicate a lesser pupil yield that would allow a higher 

level of housing to be delivered at this settlement. 

2.4 Given the above issues relating to infrastructure, Taylor Wimpey considers that 

the broad figure of 500 dwellings for Sawbridgeworth should be set as a guide 

rather than an absolute maximum figure that can be achieved at this settlement.   

The prompt delivery of SAWB2 and in turn the expansion of Mandeville Primary 

School is of essential importance in ensuring that the planned amount of 

development can come forward in Sawbridgeworth. However, the 500 dwelling 

figure should not be treated as an absolute ‘ceiling’; the impacts of individual 

developments will be more accurately quantifiable at the detailed planning 

application stage and it is important that the District Plan and its allocations 
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retain flexibility in this respect. This will ensure sustainable development is not 

prevented from coming forward where detailed analysis at the planning 

application stage shows it can be accommodated.  It is considered that this could 

be achieved by way of a minor modification (linked also to our response to Q26) 

to policy SAWB2 such that it requires “at least” 125 dwellings rather than 

“approximately” 125 dwellings.   
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 Q2: How and why was the planned level chosen ahead of other potential options? 
Is the site selection methodology robust and transparent? 

2.5 In respect of the site selection methodology, we consider that the process 

undertaken is sufficiently robust and transparent. The Council has prepared two 

extensive documents – the Supporting Document (SSS/001) and the Settlement 

Appraisals (SSS/005 for Sawbridgeworth), both of which draw together the 

evidence and reasoning for the allocation of specific sites. The Sustainability 

Appraisal (SUB/004) was prepared concurrently with these documents. 

2.6 Sections 6.2 and 6.5.18-6.5.22 of the Sustainability Appraisal explain in greater 

detail the approach taken by the Council to site selection. This process originated 

at the Issues and Options stage which considered broad spatial issues and at 

which point a framework for the Sustainability Appraisal was established. As the 

District Plan progressed to Preferred Options stage, a Supporting Document was 

prepared which examined spatial options and the assessment of specific Areas of 

Search; this analysis considered the comparative sustainability of the Areas of 

Search against a set of defined criteria, taking into account the Sustainability 

Appraisal framework established at the Issues and Options stage. It also 

considered the potential capacity of settlements in light of the availability of 

suitable Areas of Search. 

2.7 For Sawbridgeworth, the Supporting Document considered that development of 

around 200 dwellings at Areas 16a and 15b would be appropriate (paragraph 

4.7.6.11). However, in light of specific landowner proposals, the non-delivery of 

an extant allocation for circa 100 units close by at Sawbridgeworth Football Club, 

and the infrastructure constraints which indicated that 500 dwellings could be 

accommodated, the Supporting Document settled on an overall allocation for 400 

dwellings across sites SAWB2 and SAWB3 (paragraph 6.6.23). The Supporting 

Document also considered whether 3,000 units could come forward but 

discounted this as it would require a bypass (for which deliverability is uncertain) 

and might not be adequately served by the existing town centre resulting in 

leakage of retail spending to Bishops Stortford and Harlow (paragraph 6.6.19-

6.6.22). 

2.8 The Settlement Appraisals carried out in 2016 effectively form a continuation of 

the work in the Supporting Document, taking into account updated evidence, the 

comments received through the Preferred Options consultation, and an 
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assessment of the Green Belt functionality of each site (discussed further below). 

The Settlement Appraisal goes on to explain the rationale behind the allocations 

for each site and the changes made to the allocations since the Supporting 

Document was prepared. The Settlement Appraisal also provides an explanation 

as to why alternative sites were discounted. 

2.9 In terms of the approach taken, it is fair to say that the Council has undertaken a 

significant amount of work in developing the plan strategy, identifying areas of 

search, and then translating these into specific allocations. The Settlement 

Appraisals are of particular assistance in understanding the reasoning behind the 

strategy for each settlement and clearly explain why sites were allocated and why 

others were discounted. In effect, the Settlement Appraisals act as a ‘topic paper’ 

for each settlement. 

2.10 Insofar as Sawbridgeworth is concerned, we consider that the Settlement 

Appraisal provides a clear and coherent explanation as to why site SAWB2 (and 

the other proposed allocations) has been allocated ahead of other competing 

sites. Paragraph 7.1 of the Settlement Appraisal explains that in the context of a 

‘ceiling’ of 500 dwellings in Sawbridgeworth, it is necessary that the ‘omission’ 

sites would need to be demonstrably preferable in sustainability terms of the 

proposed allocations. Paragraphs 7.2 to 7.7 set out the Council’s rationale of 

assessment in respect of each of the main omission sites. In each case, it is clear 

that the allocated sites including SAWB2 are more sustainable in locational terms, 

and/or play a lesser role in Green Belt or landscape terms, than the omission 

sites.  

2.11 The findings of the Settlement Appraisal are further evidenced through the 

comparative assessment of sites set out within Appendix 5 of the Sustainability 

Appraisal against defined criteria on a ‘red-amber-green’ scale. In this 

assessment, SAWB2 performs strongly (reference 04/013), scoring ‘red’ in only 

four criteria (only two sites scored fewer ‘reds’) and scoring ‘green’ in fourteen 

criteria (only one other site scored this highly – 04/007 which forms an outward 

continuation of the site). The Sustainability Appraisal scoring illustrates the lack 

of constraints to development at SAWB2 (save for Green Belt) and the proximity 

of the site to local services, in particular, schools. 

2.12 Drawing the above together, it is clear that the Council has undertaken a great 

deal of work in explaining and evidencing the site selection process, to an extent 
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beyond that which we have seen in other recent Local Plans. As such, we concur 

that the site selection methodology is robust and transparent and have no 

soundness concerns in this respect. 
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 Q3: How does the Plan contribute towards meeting the employment needs of the 
District and those in Sawbridgeworth? Is the plan positively prepared in this 
respect? 

2.13 The Council recognises that although Sawbridgeworth has a thriving town centre 

and a cluster of small businesses around the railway station, other locations are 

preferable for employment uses. These include Bishops Stortford and Harlow, 

both of which have established industrial and employment areas and benefit from 

direct access to the M11 motorway and other primary routes. As such, the 

Council has chosen not to allocate any employment sites for Sawbridgeworth. 

2.14 Even though Sawbridgeworth is not expected to provide for the employment 

needs of the District, it will provide for the housing needs which themselves 

envisage an increase in migration to achieve alignment between jobs and workers 

(see paragraph 3.5 of ED112). Were the District Plan to fail to provide adequate 

housing, it is questionable whether the expected migration and jobs growth could 

be supported, with implications for commuting patterns and distances. 

2.15 Sawbridgeworth is well-located in terms of access to employment. It lies on main 

bus routes between Harlow, Bishops Stortford and Stansted Airport; it also is 

served by outer-suburban rail services. It is therefore appropriate that 

Sawbridgeworth contributes to meeting the wider housing need of the district and 

in turn supporting jobs growth. At the site-specific level, SAWB2 will enable the 

expansion of Mandeville Primary School. This expansion will create jobs in 

teaching, management and support roles.  

 



Taylor Wimpey 
East Hertfordshire District Plan – Examination in Public 
Hearing Statement Stage 2 
 
 

 
October 2017 | JR/NP | P17-0546 Rev. A Page | 8 
 
 

 Q4: Is the Plan sound in its choice of sites to be removed from the Green Belt? 

2.16 In our view, the approach and choices taken by the Council for the selection of 

sites for removal from the Green Belt are sound. 

2.17 When taking decisions on which sites to allocate and to release from the Green 

Belt, it is important to consider each site ‘in the round’, taking into account their 

broader sustainability credentials as well as their Green Belt functionality. To this 

effect, paragraph 84 of the Framework explains that Green Belt releases should 

have regard to achieving sustainable patterns of development. 

2.18 The selection of sites for removal from the Green Belt in East Hertfordshire has 

clearly been driven by sustainability considerations. As discussed above, the 

Supporting Document (SSS/001) assessed the various Areas of Search taking 

into account sustainability considerations and without applying Green Belt 

designation as an absolute constraint. 

2.19 Sustainability is not the only consideration when deciding on which sites to 

release from the Green Belt; regard must be had to the functionality of the Green 

Belt set out in paragraph 80 of the Framework. To this end, and to further inform 

the site selection process, a Green Belt Review (GRB.001) was undertaken in 

2015. This document assessed large parcels for the contribution each makes to 

the function of the Green Belt. In the case of East Hertfordshire, it is noted that 

most of the district’s Green Belt was considered to be of low or very low 

suitability for Green Belt release (refer to maps at appendix 4 of the Green Belt 

Review). However, as the Council’s Green Belt Topic Paper (TPA/003) explains 

at paragraphs 4.22 and 4.23, the Green Belt Review did not assess individual 

sites for development; furthermore, the Council has taken the view that 

development on its allocated sites is sustainable having regard to the wider 

evidence base. 

2.20 The Council has evidently recognised that assessment of specific sites is 

necessary and, subsequent to the Green Belt Review, has conducted its own 

assessments in the Settlement Appraisal (SSS/005; paragraph 6.4). The 

Settlement Appraisals set out the Council’s view on each site’s performance 

against the Green Belt functions at paragraph 80 of the Framework. For SAWB2, 

paragraphs 6.5-6.9 set out the Council’s assessment and conclusion that harm to 
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the Green Belt would be limited. We also note that SAWB2 is not considered to 

perform any ‘critical’ role in terms of Green Belt functionality. 

2.21 The Council also considers Green Belt functionality in its assessment of 

reasonable alternative sites (paragraph 7.1-7.7 of the Settlement Appraisal). In 

Sawbridgeworth, the Council notes that locations towards the south west and 

west of Sawbridgeworth risk coalescence with Harlow and High Wych, and 

locations to the east risk coalescence with Lower Sheering. 

2.22 Drawing the above together, we are satisfied that the Council’s approach to 

releasing Green Belt sites is appropriate. The selection of sites has clearly been 

driven by sustainability considerations (as per paragraph 84 of the Framework) 

whilst still having regard to the functionality of the Green Belt with consideration 

of this being taken at the site-by-site level. As such, we have no soundness 

concerns in this respect. 
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 Q6: Are the allocated sites appropriate and deliverable, having regard to the 
provision of the necessary infrastructure and facilities, and taking account of 
environmental constraints? 

2.23 SAWB2 is an appropriate and deliverable site for allocation. At the Stage 1 

hearings, it was stressed that the District Plan needs as much in-built flexibility as 

possible. The allocation of SAWB2, as one of the smaller sites in the District Plan 

and one which can be delivered quickly and without a significant infrastructure 

burden, is consistent with this goal. 

2.24 As set out in our response to Q2, SAWB2 is an appropriate site for allocation. 

Paragraph 6.11 of the Settlement Appraisal (SSS/005) explains the site is well-

related to the town and local services. Paragraph 6.10 also notes that the site is 

not subject to any significant constraints. Furthermore, the Settlement Appraisal 

confirms at paragraphs 6.4-6.9 that Green Belt impacts, as assessed at the site-

specific level, are limited. Returning to the Sustainability Appraisal (SUB/004), 

the site is amongst the strongest performers in Sawbridgeworth. 

2.25 SAWB2 is readily deliverable, being in the control of Taylor Wimpey, a leading 

national housebuilder with access to considerable resource and expertise. Taylor 

Wimpey is fully committed to the prompt delivery of at least 125 new homes at 

this site and its North Thames region is preparing a full planning application to be 

submitted at the earliest opportunity. SAWB2 can come forward within the first 

five years of the plan period (subject to a swift planning application process); the 

Council’s latest trajectory (ED143) confirms this can be achieved.  

2.26 As the Council notes at paragraph 6.15 of the Settlement Appraisal, the 

infrastructure requirements for SAWB2 are much smaller in scale than what is 

required for some of the larger sites within the District Plan. The Infrastructure 

Delivery Plan (IDM/001) confirms at page 87 that the identified infrastructure 

can either be provided through proportionate Section 106 contributions or 

delivered on site. In terms of highways, a scheme for the signalisation of the 

double-mini-roundabout is being prepared and will be jointly and proportionately 

funded by allocated sites in Sawbridgeworth including SAWB2. 

2.27 As discussed in our response to Q1, the strategy for Sawbridgeworth requires 

school expansion land to be delivered through SAWB2. Taylor Wimpey is 

committed to providing this land at the earliest opportunity; Taylor Wimpey is 

working with Hertfordshire County Council to ensure this can be achieved. We 
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would highlight that the delivery of school land is not only required to support 

SAWB2 but also the other allocated sites at SAWB3 and SAWB4. We note the 

Council’s latest five year trajectory (ED130) envisages SAWB4 now coming 

forward in the first five years of the Plan period. As such, the delivery of the 

Sawbridgeworth allocations in their entirety and in turn, the Council’s ability to 

demonstrate a five year supply of housing land is reliant on SAWB2 coming 

forward quickly. 

 Comments relating to detailed policy wording 

2.28 Taylor Wimpey continue to have reservations over the detailed wording of policy 

SAWB2. Criterion SAWB2(e) requires the provision of 1.2 hectares of land for 

school expansion. Our understanding is that this was based on superseded 

building standards and that the current standards, set out in Building Bulletin 

103, require a lesser amount, circa 0.9 hectares. Discussions with Hertfordshire 

County Council are now well-advanced and will feed into the detailed design for 

the planning application. An amendment to policy SAWB2 is necessary to ensure 

that the amount of school land to be provided is that which is agreed with 

Hertfordshire County Council. This will ensure the policy is sufficiently flexible and 

that the eventual scheme design can comply with the policy given that less than 

1.2ha of land is required by HCC.  This can be achieved by the following minor 

modification to the policy wording of SAWB2(e) to read: 

(e) the setting aside of land, the amount of which is to be agreed with the Local 

Education Authority in accordance with prevailing education building standards, 

to facilitate the expansion of Mandeville School to two forms of entry, including 

the provision of a new access route and off road parking spaces to serve 

Mandeville School; 

2.29 During the Stage 1 hearings, it was indicated by the Council that the unit 

numbers for each allocated sites should be treated as minima. In light of this, 

Taylor Wimpey would support a modification to policy SAWB2 such that it 

requires “at least” 125 dwellings rather than “approximately” 125 dwellings. This 

would ensure that the specific site allocations are positively prepared in this 

respect. 
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3. CHAPTER 25 – DELIVERY AND MONITORING 

 Q26: Is the Plan flexible enough to cope with delayed changes to the expected 
rate of delivery of development to achieve the strategic aims? 

3.2 This topic was considered during the Stage 1 hearings and it was emphasised that 

the Council’s site allocations should be as flexible as possible. Our response to Q6 

sets out how this may be achieved for SAWB2. Again, we would reiterate the 

deliverability of SAWB2 and the importance of the prompt delivery of the primary 

school to serve the other allocations in Sawbridgeworth. 
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