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Dear Ms. Laidler, 
 

Application No. 07/18/0833/F 
Demolition of existing nurseries and industrial buildings and erection of 9 residential 

dwellings with associated access parking and landscaping.  
at Kobe Nursery, Halstead Hill, Goff’s Oak, Hertfordshire EN7 5NB. 

 
CPRE Hertfordshire continue to oppose this application for inappropriate development in 
the Green Belt. In essence, this is a revised submission of Application No. 07/17/0038/F, 
also for nine residential dwellings, which the Council refused. The proposal continues to be 
contrary to the sustainability and Green Belt criteria in the National Planning Policy 
Framework and to the corresponding policies in both the current Broxbourne Local Plan 
Second Review and the Submission Local Plan currently subject to Examination in Public. 
 
This site is clearly shown as being Green Belt land in the proposals map accompanying the 
current Local Plan and the policies map in the Submission Local Plan. Nor is it included as 
one of the designated residential and mixed use sites in the latter.  
 
As the development is for inappropriate development in the Green Belt, the NPPF, the Local 
Plan Second Review and the Submission Local Plan all require a case to be made for very 
special circumstances which will outweigh the harm due to inappropriateness and other 
harm to the Green Belt. The applicant puts forward six ‘very special circumstances’ 
 
1: Openness of the Green Belt 
Essentially what is being argued here is that, as the footprint and volume of the proposed 
residential units are lower than those of the current structures on the site, then the 
openness of the Green Belt will be increased. We accept that point, but it does not override 
the point made in para. 143 of NPPF 2018 ( para 89 of NPPF 2012) that Inappropriate 
development is, by definition, harmful to the Green Belt. Consequently we do not consider 
that this can be given significant weight as a very special circumstance. 
 
(It is also notable that in assessing other proposed residential development in Halstead Hill 
(Appeal Decision APP/W/1905/W/16/3164574) the Inspector held that Halstead Hill was a 
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country lane and that previous development along it was “incongruous” and “should not be 
regarded as a precedent to be replicated along the lane.” The appeal was dismissed.) 
 
2: Returning an unviable glasshouse site to an appropriate productive use in accordance 
with emerging local plan policy. 
This is a reference to proposed policy GB2 in the Submission Local Plan which puts forward 
proposals for former glasshouse sites. Firstly, this is a policy in a Plan which is currently 
subject to Examination in Public and which has not been adopted. Consequently the policy 
can only be given moderate weight. Secondly, within the policy itself the Council requires 
the use of such sites for Self-Build housing. The applicant does not propose self-build, but 
only conventional housing for sale. Within the Planning Statement accompanying the 
application paras. 6.46 to 6.54 inc. are devoted to a refutation of the Council’s need for 
such a policy and (without demonstration as to why it should be true) that conventional 
development of this site “ would facilitate the ability for self build need to be met 
elsewhere within the District”. On that basis, the proposal does not comply with emerging 
local plan policy and cannot be considered a very special circumstance. 
 
3: Housing delivery and demand 
 The applicant claims that the Council lacks a 5 year housing land supply. The Council 
disputes this. Irrespective of the merits of either case, the Government has repeatedly 
made it clear that Green Belt policies take precedence over housing and economic needs 
and that lack of a 5 year housing supply is not, in itself, a very special circumstance. In 
addition the Supreme Court judgement (Suffolk Coastal DC v Hopkins Homes Ltd. (2017 
UKSC 37)) has clarified that existing Local Plan policies which are designed to protect the 
Green Belt retain substantial weight despite lack of a 5 year housing land supply. 
Consequently, this is not a very special circumstance.  
 
4: Pedestrian / Highway safety benefit 
In the previous application there was no pedestrian provision made outside the immediate 
confines of the site (i.e. to connect the site to existing footway networks). We objected to 
that in our submission. We are happy to see that this is now proposed, but providing 
something which should have been there in the first place cannot be a very special 
circumstance. 
 
5: Affordable housing contributions 
Contribution to affordable housing is a requirement of Council policy. It cannot be 
considered to be a very special circumstance. 
 
6: Effect on rural character 
The applicant’s point is that the replacement of the potentially derelict glasshouses and the 
ancillary light industrial units with residential dwellings will improve the rural character of 
this part of the Green Belt. The aesthetic qualities of buildings is not a relevant planning 
consideration and in the case of Lee Valley Regional Park Authority v Broxbourne Borough 
Council judgement, the judge rejected the claimed attractiveness of the development when 
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compared to the existing, and dismissed concerns about dereliction of the existing as very 
special circumstances. 
 
Great emphasis is placed on this being a ‘landscape led” development and that the “layout 
of site has been guided by the landscape strategy plan.” However, we fail to see how two 
bands of ‘structural tree planting’ across the site integrate the scheme into the wider 
landscape and so improve rural character. This is not a very special circumstance either. 
 
In addition, the applicant claims that the proposal is sustainable. We do not consider this to 
be the case. The site is not sustainable in terms of access to social infrastructure and local 
facilities or multi-modal transport opportunities. The site is 1km from the nearest shops, 1.5 
km from community services in Goffs Oak and 2km from those in Cheshunt town centre. 
Those are well beyond normal walking distance, as are the bus stops on the B156 which 
would have to be accessed along a rural lane with no footways on either side. This is 
contrary to para. 35 of the 2012 NPPF. (It was for this reason that other sites on Halstead 
Hill were rejected in the 2010 Strategic Housing Land Availability Assessment.) 
 
In our view the planning balance is such that the very special circumstances put forward do 
not outweigh the harm due to inappropriateness and other harm to the Green Belt.  For the 
reasons given above, we urge the Council to reject this application. 
 
Yours sincerely, 
 

 
 
David Irving 


