
FURTHER SUBSTANTIATION TO MY OBJECTION ON THIS PROMOTED SITE 

 

1:  IN DIRECT VIOLATION OF GREEN BELT LEGISLATION 

For this site, the Council and any developer will never be able to justify “exceptional 
circumstances” nor satisfy “openness”, checking “unrestricted sprawl”, “safeguarding the 
countryside from encroachment” and other requirements.  

Extracts from the NPPF of February 2019 as quoted below substantiates and form the 
core reasons for my objection, it being that this promoted site will violate each of the 
following: 

	

“13.Protecting	Green	Belt	land		

133.	The	Government	attaches	great	importance	to	Green	Belts.	The	fundamental	aim	of	Green	Belt	
policy	is	to	prevent	urban	sprawl	by	keeping	land	permanently	open;	the	essential	characteristics	of	
Green	Belts	are	their	openness	and	their	permanence.”		This	site	not	only	violates	this	but	will	
increase	urban	sprawl.	

“134.	Green	Belt	serves	five	purposes:	a)	to	check	the	unrestricted	sprawl	of	large	built-up	areas;	b)	
to	prevent	neighbouring	towns	merging	into	one	another;	c)	to	assist	in	safeguarding	the	
countryside	from	encroachment;	d)	to	preserve	the	setting	and	special	character	of	historic	towns;	
and	e)	to	assist	in	urban	regeneration,	by	encouraging	the	recycling	of	derelict	and	other	urban	land.	
“This	site	not	only	violates	this	but	directly	acts	against	these	provisions.	In	addition,	it	is	not	an	
overstatement	to	say	that	the	special	character	of	this	village	will	be	destroyed.	

136.	Once	established,	Green	Belt	boundaries	should	only	be	altered	where	exceptional	
circumstances	are	fully	evidenced	and	justified,	through	the	preparation	or	updating	of	plans.	There	
are	not	only	no	“exceptional	circumstances”,	there	are	no	circumstances	AT	ALL.	

“137.	Before	concluding	that	exceptional	circumstances	exist	to	justify	changes	to	Green	Belt	
boundaries,	the	strategic	policy-making	authority	should	be	able	to	demonstrate	that	it	has	
examined	fully	all	other	reasonable	options	for	meeting	its	identified	need	for	development.	
“Changes	on	this	site	can	never	be	justified.	

“138.	When	drawing	up	or	reviewing	Green	Belt	boundaries,	the	need	to	promote	sustainable	
patterns	of	development	should	be	taken	into	account.”This	site	constitutes	UNSUSTAINABLE	
DEVELOPMENT,	NOT	ONLY	FOR	ALL	THE	GREEN	BELT	AND	INFRASTRUCTURAL	ISSUES,	BUT	
BECAUSE	IT	WILL	SET	A	HARMFUL	PRECEDENT.	MOREOVER	IT	WILL	REMOVE	A	CRUCIAL	‘CARBON	



SINK’	AND	CONTRIBUTE	TO	A	DESTRUCTIVE	POSITIVE	FEEDBACK	LOOP	IN	RESPECT	OF	TOXIC	
PRIMARY	AND	SECONDARY	POLLUTANTS.		

“139.	When	defining	Green	Belt	boundaries,	plans	should:	a)	ensure	consistency	with	the	
development	plan’s	strategy	for	meeting	identified	requirements	for	sustainable	development;	This	
site.”	This	site	will	directly	contravene	this	provision.	

“140.	If	it	is	necessary	to	restrict	development	in	a	village	primarily	because	of	the	important	
contribution	which	the	open	character	of	the	village	makes	to	the	openness	of	the	Green	Belt,	the	
village	should	be	included	in	the	Green	Belt.”	This	promoted	site	will	completely	block	any	
openness.	

“141.	Once	Green	Belts	have	been	defined,	local	planning	authorities	should	plan	positively	to	
enhance	their	beneficial	use,	such	as	looking	for	opportunities	to	provide	access;	to	provide	
opportunities	for	outdoor	sport	and	recreation;	to	retain	and	enhance	landscapes,	visual	amenity	
and	biodiversity;	or	to	improve	damaged	and	derelict	land.	“	WHBC	and	any	developer	will	be	
completely	unable	to	justify	anything	other	than	totally	violating	this	provision.	

“142.	The	National	Forest	and	Community	Forests	offer	valuable	opportunities	for	improving	the	
environment	around	towns	and	cities,	by	upgrading	the	landscape	and	providing	for	recreation	and	
wildlife.”	Development	of	this	promoted	site	will	do	exactly	the	opposite.	

143.	Inappropriate	development	is,	by	definition,	harmful	to	the	Green	Belt	and	should	not	be	
approved	except	in	very	special	circumstances.	IT	WILL	NOT	BE	POSSIBLE	TO	PROVE,	LEGALLY	OR	
OTHERWISE,	THAT	THIS	PROMOTED	SITE	IS	IN	ANY	WAY	APPROPRIATE	DEVELOPMENT.	

“144.	When	considering	any	planning	application,	local	planning	authorities	should	ensure	that	
substantial	weight	is	given	to	any	harm	to	the	Green	Belt.	‘Very	special	circumstances’	will	not	exist	
unless	the	potential	harm	to	the	Green	Belt	by	reason	of	inappropriateness,	and	any	other	harm	
resulting	from	the	proposal,	is	clearly	outweighed	by	other	considerations.	“	It	is	self-evident	that	
there	are	NO	very	special	circumstances.	

145.	A	local	planning	authority	should	regard	the	construction	of	new	buildings	as	inappropriate	in	
the	Green	Belt.	Exceptions	to	this	are	not	applicable	to	this	promoted	site..	

148.	The	planning	system	should	support	the	transition	to	a	low	carbon	future	in	a	changing	climate,	
taking	full	account	of	flood	risk	and	coastal	change.	It	should	help	to:	shape	places	in	ways	that	
contribute	to	radical	reductions	in	greenhouse	gas	emissions,	minimise	vulnerability	and	improve	
resilience;	encourage	the	reuse	of	existing	resources,	including	the	conversion	of	existing	buildings;	
and	support	renewable	and	low	carbon	energy	and	associated	infrastructure.	Development	of	this	
promoted	site	would	therefore	be	illegal	in	respect	of	this	item	148,	especially	as	it	would	increase	
car	



	

2. OPEN SPACE AND RECREATION	

All	of	the	NPPF	Feb	2019	provisions	below	will	be	violated	should	this	promoted	site	proceed.	

	“96.	Access	to	a	network	of	high	quality	open	spaces	and	opportunities	for	sport	and	physical	
activity	is	important	for	the	health	and	well-being	of	communities.	Planning	policies	should	be	based	
on	robust	and	up-to-date	assessments	of	the	need	for	open	space,	sport	and	recreation	facilities	
(including	quantitative	or	qualitative	deficits	or	surpluses)	and	opportunities	for	new	provision.	
Information	gained	from	the	assessments	should	be	used	to	determine	what	open	space,	sport	and	
recreational	provision	is	needed,	which	plans	should	then	seek	to	accommodate.		

97.	Existing	open	space,	sports	and	recreational	buildings	and	land,	including	playing	fields,	should	
not	be	built	on	unless:	a)	an	assessment	has	been	undertaken	which	has	clearly	shown	the	open	
space,	buildings	or	land	to	be	surplus	to	requirements;	or	b)	the	loss	resulting	from	the	proposed	
development	would	be	replaced	by	equivalent	or	better	provision	in	terms	of	quantity	and	quality	in	
a	suitable	location;	or	c)	the	development	is	for	alternative	sports	and	recreational	provision,	

100.	The	Local	Green	Space	designation	should	only	be	used	where	the	green	space	is:	a)	in	
reasonably	close	proximity	to	the	community	it	serves;	b)	demonstrably	special	to	a	local	community	
and	holds	a	particular	local	significance,	for	example	because	of	its	beauty,	historic	significance,	
recreational	value	(including	as	a	playing	field),	tranquillity	or	richness	of	its	wildlife;	and	c)	local	in	
character	and	is	not	an	extensive	tract	of	land.	101.	Policies	for	managing	development	within	a	
Local	Green	Space	should	be	consistent	with	those	for	Green	Belts.”	

	

3. PROMOTING SUSTAINABLE TRANSPORT 

All	of	the	NPPF	Feb	2019	provisions	below	will	be	violated	should	this	promoted	site	proceed.	

“102.	Transport	issues	should	be	considered	from	the	earliest	stages	of	plan-making	and	
development	proposals,	so	that:	a)	the	potential	impacts	of	development	on	transport	networks	can	
be	addressed;	b)	opportunities	from	existing	or	proposed	transport	infrastructure,	and	changing	
transport	technology	and	usage,	are	realised	–	for	example	in	relation	to	the	scale,	location	or	
density	of	development	that	can	be	accommodated;	c)	opportunities	to	promote	walking,	cycling	
and	public	transport	use	are	identified	and	pursued;	d)	the	environmental	impacts	of	traffic	and	
transport	infrastructure	can	be	identified,	assessed	and	taken	into	account	–	including	appropriate	
opportunities	for	avoiding	and	mitigating	any	adverse	effects,	and	for	net	environmental	gains;		

103.	The	planning	system	should	actively	manage	patterns	of	growth	in	support	of	these	objectives.	
Significant	development	should	be	focused	on	locations	which	are	or	can	be	made	sustainable,	



through	limiting	the	need	to	travel	and	offering	a	genuine	choice	of	transport	modes.	This	can	help	
to	reduce	congestion	and	emissions,	and	improve	air	quality	and	public	health.	“	

	

4. MAKING EFFECTIVE USE OF LAND 

All	of	the	NPPF	Feb	2019	provisions	below	will	be	violated	should	this	promoted	site	proceed.	

“117.	Planning	policies	and	decisions	should	promote	an	effective	use	of	land	in	meeting	the	need	
for	homes	and	other	uses,	while	safeguarding	and	improving	the	environment	and	ensuring	safe	and	
healthy	living	conditions.	Strategic	policies	should	set	out	a	clear	strategy	for	accommodating	
objectively	assessed	needs,	in	a	way	that	makes	as	much	use	as	possible	of	previously-developed	or	
‘brownfield’	land44.		

118.	Planning	policies	and	decisions	should:	a)	encourage	multiple	benefits	from	both	urban	and	
rural	land,	including	through	mixed	use	schemes	and	taking	opportunities	to	achieve	net	
environmental	gains	–	such	as	developments	that	would	enable	new	habitat	creation	or	improve	
public	access	to	the	countryside;	b)	recognise	that	some	undeveloped	land	can	perform	many	
functions,	such	as	for	wildlife,	recreation,	flood	risk	mitigation,	cooling/shading,	carbon	storage	or	
food	production;	c)	give	substantial	weight	to	the	value	of	using	suitable	brownfield	land	within	
settlements	for	homes	and	other	identified	needs,	and	support	appropriate	opportunities	to	
remediate	despoiled,	degraded,	derelict,	contaminated	or	unstable	land.”	

 

5: IN DIRECT VIOLATION OF CLIMATE CHANGE REQUIREMENTS 

My objection here focuses upon the fact that this promoted site will materially 
increase levels of air pollution which will exceed EU thresholds as is already the 
case in Station Road Cuffley as an example. 

Increased levels of pollution fuel the greenhouse effect, increase global warming 
and provoke extreme weather conditions and the other key indicators of climate 
change which is driven by human activity. All	of	the	NPPF	Feb	2019	provisions	below	will	
be	violated	should	this	promoted	site	proceed.	

“148.	The	planning	system	should	support	the	transition	to	a	low	carbon	future	in	a	changing	
climate,	taking	full	account	of	flood	risk	and	coastal	change.	It	should	help	to:	shape	places	in	ways	
that	contribute	to	radical	reductions	in	greenhouse	gas	emissions,	minimise	vulnerability	and	
improve	resilience;	encourage	the	reuse	of	existing	resources,	including	the	conversion	of	existing	
buildings;	and	support	renewable	and	low	carbon	energy	and	associated	infrastructure.	



14.	Planning	for	climate	change		

149.	Plans	should	take	a	proactive	approach	to	mitigating	and	adapting	to	climate	change,	taking	
into	account	the	long-term	implications	for	flood	risk,	coastal	change,	water	supply,	biodiversity	and	
landscapes,	and	the	risk	of	overheating	from	rising	temperatures48.	Policies	should	support	
appropriate	measures	to	ensure	the	future	resilience	of	communities	and	infrastructure	to	climate	
change	impacts,	such	as	providing	space	for	physical	protection	measures,	or	making	provision	for	
the	possible	future	relocation	of	vulnerable	development	and	infrastructure.		

150.	New	development	should	be	planned	for	in	ways	that:	a)	avoid	increased	vulnerability	to	the	
range	of	impacts	arising	from	climate	change.	When	new	development	is	brought	forward	in	areas	
which	are	vulnerable,	care	should	be	taken	to	ensure	that	risks	can	be	managed	through	suitable	
adaptation	measures,	including	through	the	planning	of	green	infrastructure;	and	b)	can	help	to	
reduce	greenhouse	gas	emissions,	such	as	through	its	location,	orientation	and	design.	Any	local	
requirements	for	the	sustainability	of	buildings	should	reflect	the	Government’s	policy	for	national	
technical	standards.		

151.	To	help	increase	the	use	and	supply	of	renewable	and	low	carbon	energy	and	heat,	plans	
should:	a)	provide	a	positive	strategy	for	energy	from	these	sources,	that	maximises	the	potential	for	
suitable	development,	while	ensuring	that	adverse	impacts	are	addressed	satisfactorily	(including	
cumulative	landscape	and	visual	impacts);	b)	consider	identifying	suitable	areas	for	renewable	and	
low	carbon	energy	sources,	and	supporting	infrastructure,	where	this	would	help	secure	their	
development;	and	c)	identify	opportunities	for	development	to	draw	its	energy	supply	from	
decentralised,	renewable	or	low	carbon	energy	supply	systems	and	for	collocating	potential	heat	
customers	and	suppliers.	48	In	line	with	the	objectives	and	provisions	of	the	Climate	Change	Act	
2008.	“	

	

6. HARM TO NATURAL HABITATS AND BIODIVERSITY 

This promoted site has areas of natural habitat and biodiversity which would be 
destroyed in construction works and the laying of foundations. 

All new build construction on this promoted site will thus directly 
contravene the following NPPF sections: 

“170.	Planning	policies	and	decisions	should	contribute	to	and	enhance	the	natural	and	local	
environment	by:	a)	protecting	and	enhancing	valued	landscapes,	sites	of	biodiversity	or	geological	
value	and	soils	(in	a	manner	commensurate	with	their	statutory	status	or	identified	quality	in	the	
development	plan);	b)	recognising	the	intrinsic	character	and	beauty	of	the	countryside,	and	the	
wider	benefits	from	natural	capital	and	ecosystem	services	–	including	the	economic	and	other	
benefits	of	the	best	and	most	versatile	agricultural	land,	and	of	trees	and	woodland;	c)	maintaining	



the	character	of	the	undeveloped	coast,	while	improving	public	access	to	it	where	appropriate;	d)	
minimising	impacts	on	and	providing	net	gains	for	biodiversity,	including	by	establishing	coherent	
ecological	networks	that	are	more	resilient	to	current	and	future	pressures;	e)	preventing	new	and	
existing	development	from	contributing	to,	being	put	at	unacceptable	risk	from,	or	being	adversely	
affected	by,	unacceptable	levels	of	soil,	air,	water	or	noise	pollution	or	land	instability.	Development	
should,	wherever	possible,	help	to	improve	local	environmental	conditions	such	as	air	and	water	
quality,	taking	into	account	relevant	information	such	as	river	basin	management	plans;	and	f)	
remediating	and	mitigating	despoiled,	degraded,	derelict,	contaminated	and	unstable	land,	where	
appropriate.		

171.	Plans	should:	distinguish	between	the	hierarchy	of	international,	national	and	locally	
designated	sites;	allocate	land	with	the	least	environmental	or	amenity	value,	where	consistent	with	
other	policies	in	this	Framework53;	take	a	strategic	approach	to	maintaining	and	enhancing	
networks	of	habitats	and	green	infrastructure;	and	plan	for	the	enhancement	of	natural	capital	at	a	
catchment	or	landscape	scale	across	local	authority	boundaries.		

172.	Great	weight	should	be	given	to	conserving	and	enhancing	landscape	and	scenic	beauty	in	
National	Parks,	the	Broads	and	Areas	of	Outstanding	Natural	Beauty,	which	have	the	highest	status	
of	protection	in	relation	to	these	issues.	The	conservation	and	enhancement	of	wildlife	and	cultural	
heritage	are	also	important	considerations	in	these	areas…..	Planning	permission	should	be	refused	
for	major	development	other	than	in	exceptional	circumstances,	and	where	it	can	be	demonstrated	
that	the	development	is	in	the	public	interest.	Consideration	of	such	applications	should	include	an	
assessment	of:	a)	the	need	for	the	development,	including	in	terms	of	any	national	considerations,	
and	the	impact	of	permitting	it,	or	refusing	it,	upon	the	local	economy;	b)	the	cost	of,	and	scope	for,	
developing	outside	the	designated	area,	or	meeting	the	need	for	it	in	some	other	way;	and	c)	any	
detrimental	effect	on	the	environment,	the	landscape	and	recreational	opportunities,	and	the	extent	
to	which	that	could	be	moderated.		

174.	To	protect	and	enhance	biodiversity	and	geodiversity,	plans	should:	a)	Identify,	map	and	
safeguard	components	of	local	wildlife-rich	habitats	and	wider	ecological	networks,	including	the	
hierarchy	of	international,	national	and	locally	designated	sites	of	importance	for	biodiversity56;	
wildlife	corridors	and	stepping	stones	that	connect	them;	and	areas	identified	by	national	and	local	
partnerships	for	habitat	management,	enhancement,	restoration	or	creation57;	and	b)	promote	the	
conservation,	restoration	and	enhancement	of	priority	habitats,	ecological	networks	and	the	
protection	and	recovery	of	priority	species;	and	identify	and	pursue	opportunities	for	securing	
measurable	net	gains	for	biodiversity.		

175.	When	determining	planning	applications,	local	planning	authorities	should	apply	the	following	
principles:	a)	if	significant	harm	to	biodiversity	resulting	from	a	development	cannot	be	avoided	
(through	locating	on	an	alternative	site	with	less	harmful	impacts),		

For	the	purposes	of	paragraphs	172	and	173,	whether	a	proposal	is	‘major	development’	is	a	matter	
for	the	decision	maker,	taking	into	account	its	nature,	scale	and	setting,	and	whether	it	could	have	a	
significant	adverse	impact	on	the	purposes	for	which	the	area	has	been	designated	or	defined.	56	



Circular	06/2005	provides	further	guidance	in	respect	of	statutory	obligations	for	biodiversity	and	
geological	conservation	and	their	impact	within	the	planning	system.	57	Where	areas	that	are	part	of	
the	Nature	Recovery	Network	are	identified	in	plans,	it	may	be	appropriate	to	specify	the	types	of	
development	that	may	be	suitable	within	them.	51	adequately	mitigated,	or,	as	a	last	resort,	
compensated	for,	then	planning	permission	should	be	refused;	b)	development	on	land	within	or	
outside	a	Site	of	Special	Scientific	Interest,	and	which	is	likely	to	have	an	adverse	effect	on	it	(either	
individually	or	in	combination	with	other	developments),	should	not	normally	be	permitted.	176.	
The	following	should	be	given	the	same	protection	as	habitats	sites:	a)	potential	Special	Protection	
Areas	and	possible	Special	Areas	of	Conservation;	b)	listed	or	proposed	Ramsar	sites59;	and	c)	sites	
identified,	or	required,	as	compensatory	measures	for	adverse	effects	on	habitats	sites,	potential	
Special	Protection	Areas,	possible	Special	Areas	of	Conservation,	and	listed	or	proposed	Ramsar	
sites.	

180.	Planning	policies	and	decisions	should	also	ensure	that	new	development	is	appropriate	for	its	
location	taking	into	account	the	likely	effects	(including	cumulative	effects)	of	pollution	on	health,	
living	conditions	and	the	natural	environment,	as	well	as	the	potential	sensitivity	of	the	site	or	the	
wider	area	to	impacts	that	could	arise	from	the	development.	In	doing	so	they	should:	a)	mitigate	
and	reduce	to	a	minimum	potential	adverse	impacts	resulting	from	noise	from	new	development	–	
and	avoid	noise	giving	rise	to	significant	adverse	impacts	on	health	and	the	quality	of	life60;	b)	
identify	and	protect	tranquil	areas	which	have	remained	relatively	undisturbed	by	noise	and	are	
prized	for	their	recreational	and	amenity	value	for	this	reason;	and	c)	limit	the	impact	of	light	
pollution	from	artificial	light	on	local	amenity,	intrinsically	dark	landscapes	and	nature	conservation.		

181.	Planning	policies	and	decisions	should	sustain	and	contribute	towards	compliance	with	relevant	
limit	values	or	national	objectives	for	pollutants,	taking	into	account	the	presence	of	Air	Quality	
Management	Areas	and	Clean	Air	Zones,	and	the	cumulative	impacts	from	individual	sites	in	local	
areas.	Opportunities	to	improve	air	quality	or	mitigate	impacts	should	be	identified,	such	as	through	
traffic	and	travel	management,	and	green	infrastructure	provision	and	enhancement.	So	far	as	
possible	these	opportunities	should	be	considered	at	the	plan-making	stage,	to	ensure	a	strategic	
approach	and	limit	the	need	for	issues	to	be	reconsidered	when	determining	individual	applications.	
Planning	decisions	should	ensure	that	any	new	development	in	Air	Quality	Management	Areas	and	
Clean	Air	Zones	is	consistent	with	the	local	air	quality	action	plan.	“	

	

7: REMOTENESS OF LOCATION 

This	site	will	not	naturally	form	part	of	the	village,	but	contribute	instead	to	urban	sprawl.	Thus	
these	two	NPPF	provisions	will	be	violated.	

“182.	Planning	policies	and	decisions	should	ensure	that	new	development	can	be	integrated	
effectively	with	existing	businesses	and	community	facilities	(such	as	places	of	worship,	pubs,	music	
venues	and	sports	clubs).	Existing	businesses	and	facilities	should	not	have	unreasonable	restrictions	
placed	on	them	as	a	result	of	development	permitted	after	they	were	established.	Where	the	



operation	of	an	existing	business	or	community	facility	could	have	a	significant	adverse	effect	on	
new	development	(including	changes	of	use)	in	its	vicinity,	the	applicant	(or	‘agent	60	See	
Explanatory	Note	to	the	Noise	Policy	Statement	for	England	(Department	for	Environment,	Food	&	
Rural	Affairs,	2010).	53	of	change’)	should	be	required	to	provide	suitable	mitigation	before	the	
development	has	been	completed.		

183.	The	focus	of	planning	policies	and	decisions	should	be	on	whether	proposed	development	is	an	
acceptable	use	of	land,	rather	than	the	control	of	processes	or	emissions	(where	these	are	subject	to	
separate	pollution	control	regimes).	Planning	decisions	should	assume	that	these	regimes	will	
operate	effectively.	Equally,	where	a	planning	decision	has	been	made	on	a	particular	development,	
the	planning	issues	should	not	be	revisited	through	the	permitting	regimes	operated	by	pollution	
control	authorities.	“ 

. 


