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1. EXECUTIVE SUMMARY 

1.1 The proposals seek outline planning permission for the development of the site to deliver up 

to 256 new homes (including affordable and self/custom build housing), housing with care, a 

children’s home for looked after children together with associated access, open space and 

landscaping (ref: 25/1020/OUT).   

1.2 The Site, which totals approximately 12.7 ha, is situated immediately to the east of Oxhey 

Lane (A4008). The Site falls outside of the existing defined urban area of Carpenders Park, 

which is a suburb of Watford, within Three Rivers District. The Site is wholly within the Green 

Belt. The Site comprises open grassland fields with a varying topography. There are trees 

along the northern, eastern and western boundaries, as well as two belts of hedgerow across 

the Site. 

1.3 The proposed development will comprise of the following elements: 

• The delivery of up to 256 new homes on a site which is both available and deliverable, 

which will make an immediate, significant & valuable contribution to the supply of housing 

in the district; 

• Of the new homes (C3 use class) 50% will be affordable, of which a total of 70% would be 

social rent and 30% shared ownership; 10% of all market housing as self/custom build, 

providing an opportunity for local people to build their own homes (this level of provision 

is in addition to the proposed affordable housing offer); 

• Provision of Housing with Care (Use Class C2), to accommodate increasing demand 

across Hertfordshire; 

• Provision of a 4-bed children’s home (Use Class C2) to address the need for additional 

bedspaces across Hertfordshire (as identified by the South West Hertfordshire Housing 

Needs Update (March 2024); 

• Delivery of a significant amount of high-quality public open space throughout the Site, 

including the provision of new recreational walking routes around the site; and 

• Enhancements to transport infrastructure to support sustainable travel. 

1.4 Section 38(6) of the Planning and Compulsory Purchase Act 2004, requires that planning 

applications are determined in accordance with the Development Plan unless material 

considerations indicate otherwise.  The statutory development plan for Three Rivers comprises 

of the Core Strategy (2011), Development Management Policies Local Development 

Document (2013) and Site Allocations Local Development Document (2014). 

1.5 In addition, there are a number of material considerations relevant in this case; such as the 

NPPF (2024) and updated PPG Guidance (2025) and the Council’s evidence base, published 

to inform the emerging Local Plan process. 
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1.6 The application was presented to the Council’s Planning Committee on 19 March 2026 with a 

positive officer recommendation. Notwithstanding this, Members resolved to refuse permission 

however before the Council formally issued a decision the application was called-in by the 

Secretary of State.  I understand that had a decision been issued the Council would have 

refused it on Green Belt related matters (and the absence of any completed legal agreement).  

The Council did not consider that the site would constitute grey belt (and meet with the 

provisions of paragraph 155 of the NPPF) and that very special circumstances do not exist.   

1.7 As set out in the accompanying Planning Statement of Common Ground, a number of matters 

are agreed between the Applicant and the Council, namely the proposals would accord with 

paragraph 155b and 156(a-c), there are no footnote 7 factors relevant (other than Green Belt) 

and that proposals would not strongly contribute to purpose (b) or have any impact on purpose 

(d) of including land within the Green Belt. 

1.8 On this basis, the area of disagreement relates to the sites contribution to Green Belt purpose 

(a) and whether the proposals comply with paragraph 155(a) & (c).  The District Council (and 

Rule 6 party) claims the site makes a strong contribution to purpose (a) and would not be in a 

sustainable location.  As such the Council is of the view that the Site cannot be considered 

grey belt.  I take a different view and reach the firm conclusion that the Site makes no more 

than a moderate contribution to purpose (a) and all aspects of paragraph 155 can be satisfied 

and thus can be considered grey belt.   

1.9 I also consider it relevant that at the time that the application was determined at Committee, 

Members had either in front of them or were aware of legal opinions instructed by both the 

District Council and Applicant.  Whilst the opinions differ slightly in content, there is unanimity 

in view that the Site should be considered grey belt.  Furthermore, the second legal opinion 

from the Applicant clearly sets out that the site is in a sustainable location. 

1.10 All this being the case and notwithstanding my view that the Site is grey belt and therefore the 

proposed development is acceptable in principle, I have also considered whether very special 

circumstances exist in the event that the Site is not considered to constitute grey belt and 

comply with the provisions of paragraph 155 of the NPPF.  

1.11 In terms of harms, I consider that overall, aside from the definitional harm caused by 

development in the Green Belt, given the characteristics of the Site, the level of harm to Green 

Belt openness is generally limited to the immediate Site.  This moderates the level of Green 

Belt harm however as set out by paragraph 153 of the NPPF this harm must be given 

substantial weight.  In addition, I also consider that there is some landscape harm which should 

attract moderate weight in my view.  I have reviewed points raised by the Rule 6 party and 

conclude that there would not be any other harms arising from the proposed development. 

1.12 I consider that the proposed development would deliver a range of benefits as set out in Table 

1. It has not been possible to agree the weighting scale with the Council, the disagreement 

relating to the use of the ‘very substantial’ category.  I consider that the inclusion of this 

category is common parlance and is a category used by a number of Inspectors and is 

necessary in order to reach an appropriately nuanced and valued judgement on weighting of 
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benefits.  On this basis I adopt the following scale: very substantial, substantial, significant, 

moderate and limited.  

Table 1 – Benefits Weighting 

Benefit Weighting 

Market Housing Very Substantial 

Affordable Housing Very Substantial 

Self / Custom Build Housing Substantial 

Housing with Care Substantial 

Children’s Home Significant 

Economic Benefits Significant 

Compliance with ‘Golden Rules’ Significant 

Public Open Space Moderate 

Connectivity enhancements / Sustainable transport 

initiatives 

Moderate 

 

1.13 In light of the above I consider that the benefits of the development clearly outweigh the totality 

of the harm and as a result very special circumstances exist in accordance with Policy DM2 of 

the Development Management Policies Local Development Document and paragraph 153 of 

the NPPF. 

1.14 In light of this it stands to reason that the harm associated with the proposed development 

would not significantly or demonstrably outweigh the benefits meaning that the proposals 

accord with the presumption in favour of sustainable development.   

1.15 Overall, I therefore consider that the proposals would be in accordance with the development 

plan and that there are no material considerations that suggest otherwise.  For this reason, I 

respectfully request that the application is permitted subject to appropriate conditions and legal 

agreement.  
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2. INTRODUCTION 

 Personal Introduction  

2.1 My name is Philip Allin and I hold a BA (Hons) and Diploma in Town Planning from Oxford 

Brookes University. I am also a member of the Royal Town Planning Institute (RTPI) and have 

been since 2006.  

2.2 I am a Director within Boyer’s London & South East Office. Boyer is a national town planning 

consultancy with five offices and forms part of LRG, one of the largest property services groups 

in the UK. Boyer employs around 70 professional staff covering specialisms of town planning, 

masterplanning and architecture.  

2.3 I have over 20 years’ professional experience in planning, within Boyer (since 2007) and 

previously at Nathaniel Lichfield and Partners (now Lichfields).   

2.4 Across the whole of my professional career, I have worked for a number of public and private 

sector clients on a variety of residential based developments across south London and the 

south-east of England including within Three Rivers District Council.   

2.5 I am experienced in site appraisal and providing planning advice (and project managing) 

detailed and outline planning applications (including those that require an ES) on greenfield 

and Green Belt edge of settlement locations across a number of authorities in the South East.  

I have participated in Local Plan examinations and have acted as planning witness in planning 

appeals for new residential development.  

2.6 I have acted on behalf of the Applicant on land east of Oxhey Lane, Carpenders Park since 

early 2024, having promoted the site through the Local Plan process and in parallel being 

involved in the preparation of the planning application which was submitted in June 2025.  

Prior to this I acted as expert witness for Burlington in respect to proposals for 92 new homes 

on two sites at Sarratt which were granted at Appeal in May 2024 (PINS refs: 3311477 & 

3311479).   

2.7 The evidence which I have prepared and provided for this called-in application is true and has 

been prepared and is given in accordance with the guidance of my professional institution and 

I confirm that the opinions expressed are my true and professional opinions. 

 Scope of Evidence  

2.8 The evidence prepared within this proof will address:  

1. Site and Surrounding context; 

2. Scheme proposals;  

3. Relevant Policies and material considerations (i.e. the planning context);  

4. Planning Assessment;  

5. Other relevant matters; and 

6. Conclusions.   
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2.9 My evidence should be read alongside that of Mr Jonathan Evans (Landscape / Green Belt), 

Mr Phil Hamshaw (Highways), Mr Nathan Stevenson and Mr Richard St John Williams 

(Mortgagee in Possession Clause). 
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3. SITES & SURROUNDINGS 

3.1 I summarise a description of the site below. Further information on the Site and its character 

is set out within the supporting Planning and Design & Access Statement (CDs1.38 & 1.27). 

3.2 The Site, which totals approximately 12.7 ha, is situated immediately to the east of the A4008. 

The Site falls immediately adjacent to the existing defined urban area of Carpenders Park, 

which is a suburb of Watford. The Site is wholly within the Green Belt. 

3.3 The Site comprises open grassland fields. The topography of the Site varies within the 

northern field rising from west to east. The remaining fields have a shallower slope from north 

to south. There are trees along the northern, eastern and western boundaries, as well as two 

belts of hedgerow across the Site. A provisional Tree Preservation Order (TPO) has been 

made by TRDC ‘Tree Preservation Order no.937 (Carpenders Park Dairy)’ which includes 

trees located on the Site, along the northern and eastern boundary of the Site.  A copy of this 

provisional TPO is included as CD4.1.   

3.4 The Site surrounds a substantial modern care home which has recently been built to the east 

of Oxhey Lane (Carpenders Park Care Home). The development comprises a single building 

separated into three elements; a central section running north to south with two wings running 

east to west to either end of the central section. It sits at 2.5 storeys in height with roof level 

accommodation served by dormers and rooflights.  

3.5 The A4008 forms the western boundary of the Site whilst the Merry Hill Wood (owned by the 

Woodland Trust) borders the Site and represents the border between TRDC and Hertsmere 

Borough. Merry Hill is a 76-hectare wooded habitat which contains a mix of old trees, newly 

planted woodland and open meadows. Access to the wood is available directly from the 

surrounding urban roads via two entrances on the north-eastern boundary off Merry Hill Road, 

and from several points on the north-western boundary via Attenborough Fields. Access can 

also be gained via a public footpath ‘‘Watford Rural 013’ on the south-western boundary from 

Carpenders Park, which runs east to west across the northern edge of the Site. The wood is 

subject to the Merry Hill Management Plan (CD4.3) which sets a number of short term (5 

years) and long term (50+ years) objectives which overall seek to increase people’s awareness 

and enjoyment of woodland by continuing to provide and maintain appropriate access paths 

and facilities throughout the wood.  A plan showing the extent of Merry Hill Wood is enclosed 

at Appendix 1. 

3.6 On the Southern boundary of the Site is a river watercourse and the Hartsbourne Flood 

Storage Area. The construction of the storage area was granted planning permission on 24th 

October 1991 under planning reference: 8/543/91.  Information relating to this permission is 

included within Appendix 2. According to the TRDC Level 1 Strategic Flood Risk Assessment 

(January 2026)(CD4.2), the flood storage area is characterised by a 280m long earth dam, 

with a crest height of 4.1m, above the valley floor, and is designed to hold 42,000m3 of water 

(section 6.5.1).  
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3.7 The northern boundary comprises a number of mature protected trees along with a well-

established hedgerow beyond which is land owned by Hertfordshire County Council (HCC) 

which is identified as a proposed allocation for a new secondary school in the emerging Local 

Plan (ref: CFS11). 

3.8 In respect to heritage, the Site does not contain any statutorily or locally listed buildings. The 

closest heritage assets are three Grade II listed buildings and structures further to the south 

on Oxhey Lane (opposite Grims Dyke Golf Club), Grim’s Ditch (a Scheduled Monument) and 

Grims Dyke (a Grade II listed park and garden). The closest of these is approx. 700m (at the  

closest point). Additionally, Carpenders Park has no conservation area, and the closest is the  

‘Brookshill Drive and Grimsdyke Estate’ Conservation Area within Harrow, approximately 

900m to the southeast. 

3.9 The Site is within Flood Zone 1 (low probability of flooding) with a very small part of the 

southern boundary falling within Flood Zone 2. A small area running vertically through the 

south of the Site is at risk of surface water flooding. 

 Carpenders Park 

3.10 Carpenders Park is a settlement located within TRDC originally comprising of an interwar 

private housing estate, later extended by Council Housing built by Watford Rural District 

Council after the second world war. At the same time, the London City County built thousands 

of homes in a new estate, ‘South Oxhey’, immediately to the west of Carpenders Park. While 

Carpenders Park and South Oxhey are adjoining settlements interdependent of each other, 

they were divided not just by different Councils but also the railway line running in between. In 

1974, both estates were transferred into the then new TRDC administrative area.  

3.11 Within TRDC’s current local plan, Carpenders Park is classified as a Secondary Settlement 

(‘smaller sized settlements’), while South Oxhey is designated as a Key Centre (‘medium sized 

settlement’). Secondary Centres “provide a more limited range of services and facilities than 

the Key Centres but are still important in meeting local needs. They are generally well located 

with regard to access to adjoining centres and public transport facilities”. Key centres “provide 

a range of services and facilities, and access to public transport is generally good.”   

3.12 The planning case officer in his report to Committee (see paragraph 7.2.19, CD2.2) makes the 

following observation: “whilst the two settlements feel somewhat detached as a result of the 

railway line, both South Oxhey and Carpenders Park when viewed from the ground, as a 

matter of planning judgement, are viewed as a single large settlement and are not to be taken 

as a village but viewed as a large built-up area”. 

3.13 Carpenders Park and South Oxhey are served by a frequent commuter train service from 

Carpenders Park Station. It provides reliable and regular services to London Euston and 

Watford Junction via the London Overground Lioness Line. It is located 1,200m (equivalent to 

a 15-minute walk) when measured from the centre of the residential plots on Site.  
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3.14 Additionally, the proposed development is located 800m walking distance (measured from the 

centre of the residential plots on Site) from the bus stop ‘Upper Hitch, which is located on By 

the Wood Road, to the north of the Site. It is served by bus routes 346 (Watford – Carpenders 

Park), R17 (Carpender Park Railway – Hatch End Harrow Arts Centre), and R16 (Bushey 

Railway Station – North Watford Sainsburys). 

3.15 As identified by the supporting Transport Assessment (Table 3.3 & Image 3.5 CD1.42) there 

are a whole host of services and facilities within both Carpenders Park and South Oxhey that 

would meet the day-to-day needs of residents which are accessible by foot or cycle.  

3.16 In light of the accessibility of the Site and its proximity to a range of services and facilities 

means that I consider it to be a sustainable location for the proposed development, as was 

noted by the case officer in his report to Committee (see paragraph 7.1.10, CD2.2).  The case 

officer also identified that there are several amenities in walking distance including a local 

parade of shops (Delta Gain Parade), a doctor’s surgery, a play area, skate park and a church 

within Carpenders Park, as well a further offer of amenities and services on the western side 

of the railway line within South Oxhey.  

3.17 In summary, Carpenders Park alongside South Oxhey are key settlements within the District, 

with a range of services and facilities that would meet the day-to-day needs of residents, whilst 

there are excellent public transport services that provide connections further afield. The Site 

is well located in respect to the existing settlement, and I consider that the Site would comprise 

a sustainable location for new development. 
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4. SCHEME PROPOSALS 

4.1 The proposed development would comprise of the following elements:  

• The delivery of up to 256 new homes on a Site which is both available and deliverable, 

which will make an immediate, significant & valuable contribution to the supply of housing 

within the district; 

• Of the new homes (C3 use class) 50% will be affordable, of which a total of 70% would be 

social rent and 30% shared ownership; 10% of all market housing as self/custom build, 

providing an opportunity for local people to build their own homes (this level of provision 

is in addition to the proposed affordable housing offer); 

• Provision of Housing with Care (Use Class C2), to accommodate increasing demand 

across Hertfordshire; 

• Provision of a 4-bed children’s home (Use Class C2) to address the need for additional 

bedspaces across Hertfordshire (as identified by the South West Hertfordshire Housing 

Needs Update (March 2024); 

• Delivery of a significant amount of high-quality public open space throughout the Site, 

including the provision of new recreational walking routes around the Site;  

• Enhancements to transport infrastructure to support sustainable travel; and  

• Provision of economic benefits in relation to construction of the Site and longer-term local 

spending & jobs. 

4.2 A new primary access is proposed off Carpenders Avenue into the northern section of the Site, 

and two new pedestrian and a further cycle access is proposed (including one emergency 

vehicle access). The main vehicular access will be via a signalised crossroad junction from 

Oxhey Lane, opposite Carpenders Avenue. The access is located to the north-western corner 

of the Site and will extend eastward across the northern section of the Site, then run vertically 

to the south. 

4.3 I set out the weight I consider should be attached to each element of the proposed 

development later within my planning assessment chapter however, in the first instance, I 

briefly describe the main component parts of the proposals. 

 Provision of New Housing 

4.4 The proposals will deliver new market, self/custom build, and affordable housing, as set out 

below. 
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 Market Housing 

4.5 The proposals would deliver up to 128 new market homes with the illustrative layout showing 

a mix of houses with the majority of new homes being family sized housing. The delivery of 

new market housing will make a meaningful contribution to remedying the current housing 

shortfall in the District which is, quite simply, woeful.  

4.6 The Council’s latest Housing Land Supply Update (Published April 2026) is the most up to 

date published statement by the Council. This update states that the Council is able to 

demonstrate a 1.2-year supply of deliverable housing, resulting in a numerical shortfall of 

3,808 new homes (Paragraph 3.6, CD4.4). This represents a further deterioration from the 

position set out in the previous Housing Land Supply Statement (Published December 2024) 

which is referred to in the case officers report to committee (Paragraph 7.2.56, CD2.2), i.e. 1.7 

years with a numerical shortfall of 2,536 homes.  

4.7 It must be highlighted that the acute need for housing does not just exist now, rather it has 

existed for an extended period of time, over which it has progressively worsened. This is 

demonstrated in the below table, which summarises the Council’s published Housing Land 

Supply Updates since 2018. This confirms that the Council has not been able to demonstrate 

a 5-year supply for the last 8 years and is now at the lowest it has ever been, which underlines 

the critical need for additional housing in Three Rivers. 

Table 2 – TRDC Housing Land Supply Position (2018-2025) 

5 Year Period Housing Land Supply Position (numerical 
housing shortfall)  

2018-23   3.7 years (646 homes)  

2019-24 2 years (2,211 homes) 

2020-25 2 years (2,311 homes 

2021-26 1.9 years (2,362 homes) 

2022-27 1.9 years (2,376 homes) 

2023-28  1.9 years (2,371 homes) 

2024-29 1.7 years (2,536 homes) 

2025-30 1.2 years (3,808 homes) 

 

4.8 The Council’s significant housing shortfall reinforces the importance of boosting housing 

delivery.  If any more evidence was required, this collapse in housing delivery is highlighted in 

the Borough’s Housing Delivery Tests (HDT) results. The latest HDT results (2023) illustrate 

that the Council has the 5th lowest score in the Country, with a score of 30%; meaning that 

the Council is subject to the presumption in favour of sustainable development. The Council 

has consistently delivered below the target set by the standard method, as illustrated in the 

below Table. This confirms that, again, Three Rivers’ latest HDT score is the lowest it has ever 

been. 
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Table 3 – TRDC HDT Results 

Year Housing Delivery Test Score 

2018 67% 

2019 41% 

2020 54% 

2021 46% 

2022 46% 

2023 30% 

 

4.9 In light of the Council’s chronic shortfall in supply and delivery, the provision of up to 128 new 

market homes in a range of house sizes represents a significant positive aspect of the 

proposed development. 

 Affordable Housing 

4.10 The continued failure of the Council to meet anything approaching its housing requirement is 

having a number of real-world implications, none more so when it comes to the provision of 

new affordable homes.   

4.11 The supporting Affordable Housing Statement (CD1.16) details the stark reality of the situation 

in setting out the rather obvious conclusion that there is a clear and on-going pressing need 

for more affordable homes in TRDC. 

4.12 The Affordable Housing Statement makes reference to the Southwest Hertfordshire Local 

Housing Needs Assessment Update (March 2024), which provides the most up-to date 

assessment of affordable housing need in TRDC. The assessment identifies a net need for 

512 affordable homes per annum over the 2020-2036 period, equivalent to a total of 8,192 net 

affordable/social rented dwellings over the 16-year period. 

4.13 The delivery of affordable housing in TRDC has fallen strikingly below the target set out in the 

Local Housing Needs Assessment. The latest Annual Monitoring Report (AMR) covering the 

period 2023-24 identifies that only 3 affordable homes were completed between 1st April 2023 

and 31st March 2024, amounting to 1.1% of the total completions (276) in the same period.  

Whilst affordable delivery increased in 2024/251 it remains at a level miles away from getting 

even close to meeting the identified need.    

4.14 The Council’s abysmal level of affordable housing delivery, combined with the high private 

sector rent and house prices, has led to a significant affordability crisis within the District. As 

outlined at Paragraph 5.29 of the Affordable Housing Statement, the lower quartile rent of 

£1,100 pcm in 2022/23 is 50% higher than the East of England figure of £735 pcm and 76% 

higher than the national figure of £625 pcm. In addition, Paragraph 5.37 of the Affordable 

Housing Statement, outlines that in 2024, lower quartile house prices in Three Rivers 

 
1 See paragraph 3.16, Statement of Case (CD6.1) 
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(£410,000) were 67% higher than across the East of England Region (£245,000) and 116% 

higher than the national figure (£190,000). All these factors combine to create a challenging 

situation for anybody in need of affordable housing to rent or to buy in Three Rivers. 

4.15 In light of the above, boosting the supply of affordable homes will mean that households 

needing affordable housing will spend less time in unsuitable accommodation. This will 

improve the lives of those real households who will benefit from the provision of high quality, 

affordable homes that meet their needs.  The local need for additional affordable housing is 

underlined by the public engagement exercise undertaken by the Applicant which highlighted 

that this was a pressing issue for many local people.  A copy of the engagement report is 

enclosed at Appendix 3.  

4.16 The proposals will deliver up to 128 new affordable homes in a 70/30 rented/intermediate split 

with 50% of the rented provision being for social rent, a tenure split that has been agreed with 

the Council’s housing officer and will be secured by the legal agreement. It is therefore evident 

that this provision will make an important contribution to the significant need for affordable 

housing in the District. 

 Provision of Specialist Housing Accommodation 

4.17 As noted in Paragraph 61 of the NPPF, the needs of groups with specific housing requirements 

should be met. In addition to the market and affordable housing, the proposals will deliver a 

range of specialist housing for which there is a demonstrable need in this district, comprising 

housing with care, a children’s home and self/custom build housing.  I set out further 

information below but in short I consider that the range and extent of proposed housing types 

represents a powerful set of benefits.  

 Housing with Care 

4.18 The proposals include 60 housing with care homes that will be sited to the rear of the 

Carpenders Park Care Home, located to the immediate west of the Site 

4.19 The proposals are supported by an assessment undertaken by Carterwood (CD1.35), which 

identifies the net need of this type of accommodation. It concludes that there is a substantial 

shortfall of 953 private housing-with-care units in the 4-mile market catchment and 301 in the 

Three Rivers District Council local authority area, as at 2028, the earliest the proposed new 

homes could be delivered.  

4.20 The Carterwood assessment includes all planned provision (both with extant permission and 

pending a decision) and therefore the undersupply could well be greater on the basis that 

some schemes may not be delivered. The shortfalls are projected to increase significantly in 

line with the ageing demographic. 
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4.21 I consider that the Adult Social Care Strategy (CD4.14) also provides strong evidence of the 

need for housing with care in Hertfordshire where, to meet need, significant growth is required. 

The Council is ambitious to ensure there is a suitable and sustainable pipeline of 

accommodation for older people citing an estimated demand for 251 units of market extra care 

in the Three Rivers District by 2030 (section T9, p5 CD1.35). 

4.22 The South West Hertfordshire Local Housing Needs Assessment (LHNA) Update (2024) 

provides two scenarios for specialist older persons housing provision. Based on existing and 

planned supply in 2022, it advises that the net need for market housing with care to 2041 in 

the Three Rivers District ranges between 473 and 693 units. 

4.23 The qualitative benefits of the proposed scheme are numerous and include improvements to 

the health and wellbeing of residents, reduced reliance on, and costs to, the NHS, benefits to 

families having difficulty meeting the care of loved ones, a reduced overall need for care staff 

with care being provided on one site (compared with domiciliary care in the wider community), 

together with the freeing up of family sized housing. 

4.24 Most importantly, the scheme will enable older people to ‘right size’ from their existing homes 

(which may no longer be suitable for their needs), into a welcoming, attractive, specifically 

designed extra care scheme, where they can benefit from social interaction and improved 

wellbeing and remain close to family and friends. While this intangible benefit is difficult to 

quantify, it is nevertheless a significantly important benefit of the proposal. 

4.25 The proposals would therefore assist in addressing the existing significant shortfall and the 

increasing future need for private housing-with-care in both the 4-mile market catchment and 

Three Rivers District.  

 Children’s Home 

4.26 The proposals include a children’s home for looked after children. 

4.27 A Statement of Common Ground has been prepared with Hertfordshire County Council 

(Appendix 2, CD1.38), which identifies a need in Three Rivers for 24 new bedspaces in 

children’s homes up to 2041, as confirmed in the SW Hert’s LHNA (2024). 

4.28 As set out in the Statement of Common Ground, HCC set out that it is the desire of the County 

Council to meet this need via 4-bed homes distributed across the district, which would each 

accommodate three children and one carer. Given the scale of development proposed, one 

house is proposed on the Site, a position that has been agreed with HCC. The new home will 

be integrated into the proposed layout and an indicative location has been discussed with 

HCC, with the final location to be agreed through engagement with HCC at reserved matters 

stage. 

4.29 The SoCG confirms HCC support for this provision. As confirmed in the Written Ministerial 

Statement (WMS) prepared by the Minister of State for Housing and Planning on 23rd May 

2023 (CD4.15), LPAs should give due weight to applications for accommodation for looked 

after children in their area that reflect local needs, to ensure that children in need of 
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accommodation are provided for in their communities.  

4.30 Additional information on this need is set out within the Hertfordshire Sufficiency Summary 

(Annual Update 2025, CD4.31).  This identifies that as of 2024/2025 there were 996 looked 

after children in the county, which represented a continuing increase over the previous 2 years 

(page 10), over half (58.2%) were children aged between 13-17 years (page 11). 

4.31 Alongside this the County have developed a Residential Strategy in order to improve the 

outcomes for looked after children by seeking to achieve a number of primary objectives which 

include ensuring the right children are in appropriate care, at the right time, to facilitate family 

time, promote reunification and be able to offer more homes locally to allow children to be 

close in the county that they know.  Furthermore, the County is seeking to create the right type 

of residential provision in order to create stability, improved access to health and education 

provision and improved chances of step down to foster care or a return to family. 

4.32 In addition, the NSPCC have published information on the topic (extracts enclosed at Appendix 

4).  This information identifies that a looked after child, or child in care, is a child (aged under 

18) who has been in the care of their local authority for more than 24 hours noting that many 

children in care have experienced abuse, neglect or other forms of trauma.  The NSPCC set 

out that it is important that children in care are provided with the care and support they need 

to be healthy and safe, have the same opportunities as their peers and move successfully into 

adulthood. 

4.33 The needs and requirements of each looked after child is very much down to the 

circumstances of the individual and therefore it is not possible to be definitive on which children 

the home will cater for.  Notwithstanding this, what is not in doubt is the growing need for this 

type of accommodation (for which there is no plan led solution) and the fact that such 

accommodation will have a transformative effect on the children that will be housed within this 

new home.  Issues associated with providing appropriate accommodation for looked after 

children has been highlighted by a recent BBC article, enclosed at Appendix 5, which also 

identifies problems with private sector provision.  This article just reiterates the need to provide 

appropriate accommodation to house some of the most vulnerable children in society.  

4.34 On that basis, it is agreed by the Applicant and HCC that this is a clear benefit of the proposed 

development. 

 Self/Custom Build 

4.35 It is proposed to deliver 10% of all market housing as self/custom build.  The Council’s self-

build list identifies a clear need for this type of housing whilst secondary data sources, such 

as Buildstore’s Plot-Search and Custom Build Register platforms illustrate a demand for at 

least 1,199 serviced plots in Three Rivers District in January 2023.  Other secondary data 

sources indicate that as many as 1,504 people may be interested in building their own home 

in the foreseeable future and that annual needs could fall in the range of 45 to 64 plots per 

annum, equivalent to 900 to 1,280 plots over the 20-year Plan period.  The provision of new 

self/custom build plots will make a meaningful contribution to meeting this need. 
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 Open Space 

4.36 The proposals involve large areas of green infrastructure, including a large area of open space 

in the northern part of the Site, which altogether totals 6.2Ha. This will be accessible for future 

residents, as well as existing residents within Carpenders Park. 

4.37 This green infrastructure will comprise of various different elements including woodland 

planting to enhance visual screening of proposed new built form whilst scattered native tree 

planting is also proposed to reflect the character of the adjacent Merry Hill Wood.  Alongside 

this, existing hedgerows will be supplemented with blocks of mixed species native shrub 

planting and hedgerow trees to provide habitat connectivity through the Site. 

4.38 New circular footpath connections through the areas of open space and around the periphery 

of the Site would be provided creating new connections with the existing public right of way 

that crosses the Site (ref: 013).  In addition, a number of natural-style timber equipped play 

spaces within walking distance to both existing and proposed residents will be provided across 

the Site.  Overall, the proposed green infrastructure exceeds policy standards and will provide 

secured public access across the Site, a considerable benefit of the proposals. 

 Improved Connectivity 

4.39 The main Site access junction will provide a signalised pedestrian crossing on Oxhey Lane to 

link to the footway on the western side of the carriageway. This will provide a much improved 

and safer alternative to the two existing uncontrolled crossings, which is also a relevant 

consideration in the context of the potential proposed allocation of the land to the north of the 

Site for a secondary school (Site ref: CFS11). To the south of the Site is an emergency / 

pedestrian / cyclist access from Oxhey Lane, with a further pedestrian access to Oxhey Lane 

connecting to the centre of the Site.  

4.40 In addition to this and to enhance the sustainability of the Site and encourage active travel, a 

number of on and off-site improvements are proposed which are detailed within the 

accompanying Statement of Common Ground agreed with HCC Highways.  Whilst I 

acknowledge that, in part, these measures are required to mitigate the impacts of development 

they nevertheless will have a wider benefit. 
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5. PLANNING CONTEXT  

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning 

applications are determined in accordance with the Development Plan unless material 

considerations indicate otherwise.  

 Statutory Development Plan 

5.2 The statutory development plan for TRDC comprises of the Core Strategy (2011), 

Development Management Policies Local Development Document (2013) and Site Allocation 

Local Development Document (2014). 

5.3 The key policies of the Statutory Development Plan relevant to this appeal is set out within 

Appendix 2 of the Statement of Common Ground (CD6.4). Within our Statement of Case 

(CD6.1), we briefly summarise the main policies in relation to Green Belt and given the matters 

that have been agreed within the Statement of Common Grounds means that I do not seek to 

set out the key policies here. 

5.4 The Council are in the process of preparing its new Local Plan, a matter that I return to in 

further detail below. 

 Material Considerations 

5.5 In this case there are a number of material considerations, which I summarise below and 

consider further in my planning assessment. 

 Emerging Local Plan & Supporting Evidence Base 

5.6 The Site has been promoted through the Local Plan process for a considerable period of time. 

5.7 The Council published an initial Regulation 18 Draft Local Plan in June 2021 which proposed 

to deliver a total of 10,919 new homes over the Plan period (2018-38).  This level of provision 

would have delivered c85% of the requirement derived from the standard method, as it was at 

that time (12,624 new homes).  As part of this draft Plan, the Site was included as a proposed 

allocation for 485 new homes which was expected to be delivered in years 6-15 of the Plan 

(Site ref: CFS69a).  A copy of the proposed allocation is included as Appendix 6.  

5.8 Following some further targeted consultations, the Council published an updated Regulation 

18 Draft Local Plan in October 2023 which proposed a ‘low growth’ housing target of just 4,852 

new homes (over an amended Plan period of 2023-2041).  The rationale for this reduction was 

based on the Council’s position of the Green Belt representing a significant constraint such 

that any site that was considered to result in more than ‘moderate’ harm (based on the findings 

of the Council’s Stage 2 Green Belt assessment) was discounted.  The result, highlighted with 

much flourish by the Leader of the Council in the Forward to the draft Plan, would result in 

98% of the District’s Green Belt being protected.  The implications of this approach on housing 

provision in the various iterations of the draft Plan (up to this point) is set out in the following 

table: 
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Table 4 – Draft Local Plan Housing Growth Options 

Growth Option Standard 

Method 

Standard 

Method 

High Growth 

Option 

Low Growth 

Option 

Reg 18 Stage At Part 1 & 2 

Consultation 

At Part 3 

Consultation 

After Part 3 

Consultation 

At Part 4 

Consultation 

Plan Period 2018-38 2018-38 2023-41 2023-41 

Standard 

Method (pa) 

630 630 637 637 

Housing 

Requirement 

12,624 12,624 11,466 11,466 

Total Proposed 

Dwellings 

10,919 11,306 10,839 4,852 

Delivery pa 546 565 602 270 

Shortfall to 

Target 

1,705 1,318 627 6,614 

 

5.9 In light of the Council’s proposed revised approach the Site was omitted from the draft Plan 

on the basis that it was within an area of very high Green Belt harm (based on the Council’s 

evidence).  Mr Evans covers the Council’s Green Belt evidence in greater detail but as I set 

out in the following section, the Parcel assessed by the Council’s Green Belt Assessment 

covers a much larger area than the Site and so applying the Parcel conclusions to the Site is 

not correct and results in an inaccurate assessment of impact.  Notwithstanding this, land 

immediately to the north of the Site was (and continues to be) proposed for allocation for a 

new secondary school and is within the same Parcel assessed by the Council’s Green Belt 

assessment.  This is a matter I return to. 

5.10 Following the change in Government in July 2024 and publication of the updated NPPF and 

standard method in December 2024, the Council undertook a further Plan consultation in July 

2025 to consult on newly submitted (or amended) sites as well as new and updated Local Plan 

policies.  It was clear from the Forward by the Leader that the aim of this was not to make a 

meaningful attempt to meet the (now higher) housing requirement, rather it was an attempt to 

provide added justification to support the Council’s ‘low growth’ approach. 

5.11 Notwithstanding the above, the sites subject to this consultation were split into three 

categories: ‘potentially suitable’, ‘some concerns’ and ‘significant concerns’.   

5.12 The Site was included within this consultation for a potential allocation of 381 new homes (Site 

ref: NCFS12), expected to be delivered in the first 5 years, with the Site falling within the ‘some 

concerns’ category.  The officer commentary associated with the Site stated “We have some 

concerns as the development will protrude into open countryside. However, despite this key 

concern, there are few others to consider at this stage, aside from minor flood risk concerns 

relating to a small part of the Site, a footpath and hedgerow easements”.  
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5.13 Following this consultation, we note that officers recommended that the Site (along with 62 

others) be proposed for allocation which in total would deliver 10,662 homes (85% of the 

standard method housing requirement). Notwithstanding this, at the Full Council Committee in 

January 2026, it was agreed to remove the Site (alongside 5 others) from the draft Local Plan 

which had the effect of reducing housing delivery by 3,635 homes (to 56% of the standard 

method). 

5.14 Within the officers report to Full Council on 27 January 2026 the risks of this were made clear 

to Members at paragraphs 3.21 – 3.24 (i.e. the Council would be at risk from Government 

intervention with the Plan being found unsound which would have significant cost implications 

for the Council)(CD4.16). As such, officers recommended that these sites be added back into 

the draft Local Plan (see paragraphs 3.36 – 3.38), a recommendation that was not accepted 

by Members. 

5.15 One of the reasons that the Site was removed from the draft Plan was due to the conclusions 

of the Council’s Green Belt Assessment however as made clear at paragraph 3.32 of the 

officers report, this Green Belt Assessment is only one consideration and where a more 

granular assessment has been undertaken (as it has by both the Applicant and planning 

officers) then it is entirely reasonable that a different conclusion can be reached (which was 

the case as set out in the officers report to Committee). 

5.16 Despite the officer recommendation, the Council decided to move forward with a draft Local 

Plan that would only meet 56% of the identified housing requirement. As a direct consequence 

the Housing Minister intervened raising significant concerns with the Council’s approach, for 

the reasons set out in his letter dated 8 February 2026 (CD4.17).  Following the Council 

providing further information (CD4.18), the Housing Minister again wrote to the Council on 18 

March 2026 (CD4.19)(the day before the application was reported to the Council’s Planning 

Committee) directing the Council to include the site (and 5 others) as a proposed allocation 

within the Regulation 19 Local Plan, which is to be published for consultation no later than the 

end of July 2026 and submitted for examination no later than November 2026. 

5.17 The Leader of the Council wrote to the Housing Minister on 26 March 2026 to justify the 

Council’s approach however in his response, dated 15 April 2026, the Minister reaffirmed his 

direction to the Council to include the Site as a proposed allocation. 

5.18 It is evident from the emerging Local Plan process that the Site has been considered (and 

included) as a proposed allocation with the only reason that it has been previously discounted 

was the perceived extent of Green Belt harm.  For the reasons that I and Mr Evans set out I 

consider that this was misconceived and I am of the firm view that the Site is capable of forming 

a sound allocation within the Local Plan.   

5.19 I also consider that it is relevant to consider the fact that land immediately to the north of the 

Site is proposed for allocation for a new secondary school (the land being owned by 

Hertfordshire County Council).  The Site was proposed for allocation in the 2021 draft Local 

Plan (Site ref: CFS11) with the importance of this piece of social infrastructure being 

underlined by the Council’s Infrastructure Delivery Plan (February 2026). 



Proof of Evidence | Land East of Oxhey Lane, Carpenders Park 

 

20 
 

5.20 The Infrastructure Delivery Plan identifies that secondary school provision in TRDC is currently 

operating at full capacity and that new secondary education capacity will therefore be required 

to accommodate proposed new growth over the plan period (paragraph 5.1.46, CD4.23).  As 

a result it identifies a number of projects that are deemed ‘essential’ which includes the new 

secondary school at Carpenders Park with delivery planned for the mid- to late-plan period 

(paragraph 5.1.56).  The IDP assumes that the new school will be up to 10FE with a capital 

cost of c£62.5m funded by s106 & CIL (Appendix E, CD4.23).   

5.21 Overall, I accept that given the current stage of the emerging Local Plan, only limited weight 

can be attached to its policies however nevertheless it provides a clear direction of travel that 

there will be further eastwards growth of Carpenders Park, east of Oxhey Lane.  

Notwithstanding this, I consider that the supporting evidence base is a material consideration 

in the determination of this application.      

 NPPF / PPG 

5.22 The publication of the 2024 NPPF (and associated PPG updates) introduced the grey belt 

concept at paragraphs 155-159 with the definition of grey belt land as set out within the 

glossary to the NPPF. 

5.23 In addition, there are other policies set out within the NPPF that are relevant in the 

consideration of the proposals including paragraph 11 (presumption in favour of sustainable 

development), Chapter 5 (Delivering a sufficient supply of homes), in particular paragraphs 

61, 66, 67, 72 and 78.  Whilst not exhaustive, other parts of the NPPF are relevant including 

paragraphs 110 and 115 (promoting sustainable development) and 124 (making effective use 

of land). 

5.24 Alongside the NPPF, the PPG was updated in February 2025 to provide additional guidance 

on how to assess whether sites can be considered grey belt, in particular that set out within 

paragraph 005 Reference ID: 64-005-20250225. 

5.25 The Government has recently published changes to the NPPF which have recently been the 

subject of public consultation.  Given that these changes are in draft, I have not considered 

this any further although I reserve the right to comment further should a final NPPF be 

published prior to a decision being made on this application. 

5.26 I assess the implications of the NPPF and PPG in respect of the proposed development within 

the following chapter. 

 Written Ministerial Statement ‘Building the homes we need’ 

5.27 The WMS, published on 30 July 2024 (CD4.24), is a statement of the Government’s policy for 

the use and development of land as it sets out, in clear terms, the Government’s commitment 

to improving affordability, turbocharging growth and building the 1.5 million homes within the 

current Parliament. 
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5.28 The WMS makes clear that the Government is seeking to strengthen the general presumption 

in favour of sustainable development, again outlining its strong commitment to ensuring that 

planning permission is granted on suitable sites in sustainable locations.  Within the 

conclusion, the WMS states that “there is no time to waste. It is time to get on with building 1.5 

million homes”.  This underlines the importance placed on the delivery of new homes to meet 

this national objective. 

 Sarratt Appeal Decisions (PINS ref: 3311477 & 3311479)(CD5.12) 

5.29 There have been two appeal decisions at Sarratt which were determined in 2024 and were for 

linked proposals from our clients.  Whilst I accept that each scheme should be determined on 

its own merits, the Inspector reached conclusions on a number of matters relevant to the 

current proposals. 

5.30 The proposals involved the erection of 83 homes and a Doctors surgery (Site A) and erection 

of 9 homes (Site B), of which up to 48 homes would be affordable and up to 9 homes would 

be for custom/self build.  Both appeals were allowed with the Inspector concluding that ‘Very 

Special Circumstances’ existed (the decisions predated the publication of the new NPPF in 

December 2024). 

5.31 When considering the relevance of the Council’s Green Belt Assessment, the Inspector 

recognised that whilst it was a relevant consideration and helpful, it was not determinative as 

it was a relatively coarse-grained exercise looking at broad areas or ‘Parcels’ (paragraph 25, 

CD5.1). 

5.32 In terms of the benefits of the proposals, the Inspector referred to the fact that at the time of 

the decision the Council was only able to demonstrate a 1.9 year supply (it has since 

worsened) and the acute affordability issues affecting the District.  Furthermore, in the appeals 

the Council acknowledged that no custom and self-build homes had yet been delivered in the 

District (paragraphs 79-80).   

5.33 This being the case, in the context of Appeal A, the Inspector attached very substantial weight 

to the delivery of market and affordable homes and substantial weight to the delivery of self 

and custom build housing (paragraph 81).  Although Appeal B was for only 9 homes, the 

delivery of market, affordable and self/custom build homes3 was each considered to attract 

substantial weight by the Inspector which highlights the importance attached to addressing the 

serious housing shortfall (paragraph 82). 

5.34 The associated economic benefits were afforded significant weight by the Inspector for Appeal 

A and moderate weight for Appeal B (paragraph 92) whilst the provision of 2Ha of public open 

space (on Appeal A) was given limited weight (paragraph 93).  Where relevant I have referred 

to these appeal decisions in my planning assessment. 

 
2 Within the CD list, the two appeal decisions are given different reference numbers but for ease I 
am referring to CD5.1 as both appeals are covered by the same decision letter. 
3 The linked nature of the proposals meant that if both appeals were allowed, additional affordable 
and self-build homes would be delivered. 
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6. POLICY ASSESSMENT  

6.1 Within this section I assess the proposals against the main issue in dispute, namely whether 

the Site can be considered grey belt and whether the provisions of paragraph 155 are met.  In 

addition, separate to this, I also consider whether Very Special Circumstances exist in 

accordance with paragraph 153.  Finally, I consider other matters raised by the Rule 6 Party.  

 Grey belt 

6.2 As set out in the accompanying Planning Statement of Common Ground, a number of matters 

are agreed between the Applicant and the Council, namely the proposals would accord with 

paragraph 155b and 156(a-c), there are no footnote 7 factors relevant (other than Green Belt) 

and that proposals would not strongly contribute to purpose (b) or have any impact on purpose 

(d) of including land within the Green Belt.  It is my understanding that likewise the Rule 6 party 

do not consider that the Site makes a strong contribution to either purpose (b) or (d). 

6.3 On this basis, the area of disagreement relates to the Sites contribution to Green Belt purpose 

(a) and whether the proposals comply with paragraph 155(a) & (c).  Both the District Council 

and Rule 6 party claim the Site makes a strong contribution to purpose (a) and would not be 

in a sustainable location.  As such both parties are of the view that the Site cannot be 

considered grey belt.  I take a different view and reach the firm conclusion that the Site makes 

no more than a moderate contribution to purpose (a) and all aspects of paragraph 155 and 

thus can be considered grey belt.   

6.4 Following publication of the NPPF in December 2024, the PPG was updated in February 2025 

to provide guidance to inform an assessment as to whether a Site made a weak/no, moderate 

or strong contribution to each of the relevant Green Belt purposes (a, b & d)(CD3.1).  Case 

law4 is clear that the PPG is of equivalent legal status to the NPPF. 

6.5 In respect to purpose (a), it is important to note that the PPG indicates that an edge-of-

settlement site is likely to make a ‘moderate’ rather than ‘strong’ contribution to the Green Belt 

where it includes “one or more features that weaken the land’s contribution to this purpose”.  

Accordingly, it is the case that just one such feature can mean a site’s contribution is 

considered to be ‘moderate’. It is also clear from the language used in the PPG that features 

in question can be natural or man-made.  In the case of this Site there are multiple such factors.     

6.6 Immediately to the south of the Site is the Hartsbourne Flood Storage facility (and associated 

flood area).  Based on documentation submitted as part of the planning application for this 

facility in 1991 (see Appendix 2), a flood storage facility was identified as being necessary as 

a result of regular flooding, most notably in May 1988 where a major flood event caused major 

disruption with damage to residential and commercial properties. 

 

 

 
4 Mead Realisations Ltd v Secretary of State for Housing, Communities and Local Government [2025] EWCA 

Civ 32 (CD5.3) 
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6.7 In response to this, a decision was made to construct a new flood storage area which was 

designed to operate without a permanent lake with a capacity of 42,000 cubic metres, covering 

an area of 4.5Ha.  The associated embankment is 280m long and 34m wide at its widest point, 

with a maximum height of 6m, as detailed at paragraph 4.22, first bullet of the Planning 

Statement of Common Ground (CD6.4).  In addition, there is a small bund alongside Oxhey 

Lane in order to prevent immediate spillage onto the road in the event of overtopping.  Whilst 

there is no permanent lake, it has been designed such that the area upstream from the facility 

will flood forming part of the functional flood plain (to the extent indicated on the plan at figure 

2 contained within Appendix 2) which will then drain-off.  This is confirmed by the Council’s 

SFRA which states that the Hartsbourne Flood Storage Area (FSA) has been designated as 

Flood Zone 3b, to safeguard this key flood risk asset from development (section 4.4.1, p35, 

CD4.2).  

6.8 This associated flood area is therefore an integral part of the overall flood storage area as 

confirmed verbally by EA operatives present at the time of one of my site visits.  As is illustrated 

within the accompanying plans and evident when viewed from the Site this is a significant, and 

important, piece of flood mitigation infrastructure which has altered the appearance of the 

natural environment.  Furthermore, together with the associated flood zone, this represents a 

significant feature that will contain development to the south. There is no prospect that 

development could stray into this area in future. It is an eminently robust, defendable 

boundary. 

6.9 Immediately to the east of the Site is Merry Hill Wood, an extensive woodland managed by 

the Woodland Trust (the extent of which is illustrated on the plan at Appendix 1).  The 

accompanying management plan (CD4.3) sets out that the long term vision at Merry Hill is for 

an attractive and diverse natural landscape characterised by mixed broadleaf woodland, 

grassy meadows, grazing cattle and well known as an interesting and exciting natural amenity 

(see page 8).  It continues by stating that the Woodland Trust’s corporate objective of 

increasing people’s awareness and enjoyment of woodland will be achieved by continuing to 

provide and maintain appropriate access paths and facilities throughout the wood. 

6.10 The management plan identifies key features of the wood along with short and long term 

objectives for each, noting at page 10 that a long term objective (50+ years) is that Merry Hill 

will remain open to the public and will continue to be managed in a way that secures and 

enhances the positive experience people have of the Site.  On this basis, it is clear that Merry 

Hill has a well-established management plan with long term secured public access and 

therefore represents a feature that will contain development to the east. 

6.11 The Site’s northern boundary comprises a well-established hedgerow along with 13 mature 

Oak and one Ash which are identified as being either category A or B.  The accompany Tree 

Protection Plan (CD1.20-.23) shows that all of these well-established landscape features will 

be retained as part of the proposed development.  Furthermore, the provisional TPO (CD4.1) 

identifies that 13 of these trees are protected (T1-T13).  Notwithstanding the fact that land 

immediately to the north is proposed for allocation for a new secondary school (and is owned 

by the County Council), I consider that this boundary is a feature that will, to a large degree, 
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contain development within the Site.      

6.12 I note that it is claimed by both the District Council and Rule 6 party, the Site would result in 

an incongruous pattern of development however I do not consider that this is the case for a 

number of reasons.  The recent development of Carpenders Park Care Home has established 

built form on the eastern edge of Oxhey Lane whilst new development at the Site would be 

seen in the context of existing and permitted development to the north and west (along with 

the proposed allocation of land immediately to the north for a new 10FE Secondary School).  

Instead, development at the Site would form a modest and logical urban extension as 

illustrated on the plan enclosed at Appendix 7. 

6.13 Furthermore, the existing built-up boundary of Carpenders Park forms the western boundary 

which together with the presence of Carpenders Park Care Home, phone mast and traffic 

noise associated with Oxhey Lane all have an urbanising influence across the Site. 

6.14 Overall, when having proper regard to guidance contained within the PPG means that I 

consider that the Site makes no more than a moderate contribution to purpose (a).  

6.15 Assessments of the Sites contribution to purpose (a) have been undertaken by a number of 

parties, namely LUC/Arup (as part of the Local Plan evidence base), Pegasus (within the 

Green Belt Assessment supporting the application) and by planning officers, the findings of 

which is summarised in the table below.   

Table 5 – Green Belt Contribution Summary 

Green Belt 

Purpose 

LUC (Stage 2) 

2019 – Parcel 

SO3 

Arup (Stage 4) 

2026 – Parcel 

SO3 

Pegasus - 

Site 

TRDC Planning 

Officers - Site 

a) to check the 

unrestricted 

sprawl of large 

built-up areas 

Significant (i.e. 

strong) 

Significant (i.e. 

strong) 

Moderate Moderate 

 

6.16 As set out in the above table, the Council’s Stage 2 and Stage 4 Green Belt Assessments 

consider that Parcel S03 makes a strong contribution to purpose (a) however it should be 

noted that Parcel S03 covers a much wider area than just the Site (which makes up 27% of 

the wider parcel).  On this basis, I consider that the conclusions reached by the LUC and Arup 

assessments are of limited relevance when reaching a view on the level of contribution the 

Site makes.  This is a fact acknowledged by the Arup assessment where it is stated on p8 that 

“Looking at parcels within a GBR is helpful at a strategic level for plan-making. However, when 

considering the identification of grey belt in decision making, it is more relevant to assess at a 

site-specific level to ensure the assessment outcomes reflect the site itself and is not skewed 

by the characteristics of land potentially some distance from the actual site”. 

 



                                                                                                Proof of Evidence | Land East of Oxhey Lane, Carpenders Park 

 

25 
 

6.17 Furthermore, a similar view was reached in the case of the Sarratt appeal decision (CD5.1) 

where the Inspector highlighted that the LUC assessment did not (and does not) undertake a 

fine-grained analysis examining the contribution of individual sites to the Green Belt, or the 

effects of these particular developments (paragraph 25).  It is for these reasons that I consider 

the site-specific conclusions of Pegasus and planning officers should be favoured, both of 

which concluded that the Site made a ‘moderate’ contribution to this purpose.  On this basis, 

I consider that these findings support my view that the Site makes no more than a moderate 

contribution to purpose (a). 

6.18 Taking all of the above together I conclude that it is clear that the Site does not strongly 

contribute to purpose (a).  I understand that the Council (nor Rule 6 party) do not contest that 

development at the Site would fundamentally undermine the purposes (taken together) of the 

remaining Green Belt across the area of the Plan.  On this basis, I consider that the proposed 

development complies with Paragraph 155(a) of the NPPF. 

6.19 It is common ground that the proposals would comply with paragraph 155(b), as set out within 

paragraph 4.25 of the Planning Statement of Common Ground (CD6.4). 

6.20 The Council (and Rule 6 Party) contend that the Site is not in a sustainable location in the 

context of paragraph 155(c).  I find the position taken by the Council on this quite surprising 

given the conclusions reached in respect to the application for 96 homes on land to the rear 

of Woodlands Cottage, Oxhey Lane (ref: 25/1055/FUL).  This application achieved a resolution 

to grant at the Council’s Planning Committee on 26 February 2026.  The location of this site is 

shown on the Plan, enclosed at Appendix 7. 

6.21 Within the officers report to Committee (see paragraph 7.2.37, CD4.32)), it is stated that “the 

site is located within walking distance of Bushey Station (Bushey Station approximately 20 

minute walk and Carpenders Park Station approximately 23 minute walk) and amenities 

provided in the nearby roads of Villers Road….Notwithstanding this, the development would 

also improve cycle and pedestrian access along the A4008 to Carpenders Park, including the 

introduction of a toucan crossing across the A4008.  The development would improve 

accessibility of the site for future residents to access the services available in this 

settlement….” Planning officers concluded that these proposals would comply with paragraph 

155c. 

6.22 In determining the application, Members agreed with this conclusion which is reflected in the 

meeting minutes (see CD4.33) where it was recorded that “Due to its proximity to Bushey 

station the site was considered to be in sustainable in terms of access to public 

transport…..The site was therefore considered to be sustainable for, and represent an 

improvement for, pedestrian and cyclists.  Local schools, a play area and a doctor’s surgery 

were located less than a mile from the site…” 
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6.23 In comparison, and as set out in the highways statement of common ground (CD6.7), our Site 

is a 15 minute walk from Carpenders Park station (when measured from the centre of the Site) 

which is on the same railway line as Bushey Station.  As part of the proposals a new signal 

controlled crossing on the A4008 will be provided whilst there are a number of local services 

and facilities within 1 mile of the Site (see Table 3.3, CD6.7).  As such, I consider that based 

on the metrics in which proposals at Woodlands Cottage were assessed to determine 

sustainability, the proposals are comparable and I consider actually represent an improvement 

given walking distances to the nearest railway station.  It is my view therefore that in 

contending that this Site is not sustainable illustrates that the Council has taken an inconsistent 

approach which has not been substantiated by any evidence. 

6.24 The closest existing bus stop is 800m from the Site (when measured from the centre of the 

residential plots on Site) which is served by bus routes 328 and 346 which each provide an 

hourly service between Watford and Carpenders Park Monday to Saturday.  The 328 also 

provides links to Northwood and operates hourly on Sunday (the bus stop is also served by 

the R16 and R17 which provide occasional connections to North Watford Sainsburys and 

Hatch End Harrow Arts Centre, amongst other places).  As part of the proposals, a financial 

contribution towards improvement to bus services (and associated infrastructure) that is 

intended to result in provision of a new bus route with a new bus stop being within 400m walk 

distance of the majority of the proposed development. 

6.25 Notwithstanding the proposed improvements, I acknowledge that based on the existing 

situation the distance to the nearest bus stop is above 400m (the preferred distance when 

based on CIHT and Active Travel England guidance).  Whilst this is the case I do not consider 

that this should be a rigid threshold that should be applied especially when in other respects 

the Site is in a highly accessible location within close proximity to a range of services and 

facilities.  

6.26 In this regard, the conclusions of the Inspector in the case of the Horsham Golf Course 

proposals are relevant (see paragraphs 40/41, CD5.11).  In this case the Inspector considered 

that stated walk distances should not be construed as hard and fast rules and should be 

applied with a degree of flexibility especially where development on greenfield sites on the 

edge of higher order settlements are necessary to meet housing needs.  Overall the Inspector 

was of the view that if one were to rigidly apply ’recommended’ walk distances to some 

destinations and failing to balance that against the availability of other sustainable travel 

modes, there is very little prospect of the country meeting its ambitious housing targets.  This 

is especially the case in Three Rivers where housing delivery has been abysmal for an 

extended period of time. 

6.27 It is also common ground with the Council that the proposals will deliver a number of further 

measures that will enhance the sustainability of the development and encourage active travel, 

such as improvements to off-site walking and cycle infrastructure (see paragraph 4.33, CD6.4).   

6.28 In light of the above, I consider it evident that having regard to paragraphs 110 and 115 of the 

NPPF the Site is in a sustainable location, a conclusion reached by the planning officer in his 

report to Committee (see paragraphs 7.2.62 & .63, CD2.2). 
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6.29 It is common ground with the Council that the proposals comply with the ‘Golden Rules’ as set 

out within paragraph 155d (see paragraph 4.26, CD6.4).  I also note that the Rule 6 party do 

not contend that the proposals would not comply with the ‘Golden Rules’.      

6.30 As such I conclude that the proposed development should not be regarded as inappropriate 

and therefore would be acceptable in principle.  

6.31 On this basis, an assessment in accordance with the presumption in favour of sustainable 

development (as per paragraph 11d) is then required to be undertaken.  This is a matter I 

return to but, in short, the benefits of the proposed development are significant, and the 

associated harms are limited, which therefore clearly points to planning permission being 

granted. 

 Green Belt / Very Special Circumstances 

6.32 Notwithstanding the conclusion I have reached above, for completeness I have also 

considered whether very special circumstances exist in the event that the Site is not 

considered to constitute grey belt and comply with the provisions of paragraph 155 of the 

NPPF.  

6.33 Before I consider whether very special circumstances exist, it is important to understand the 

level of harm to the Green Belt, and any other harm, caused by the development proposals.   

 Green Belt Impact 

6.34 As set out in the preceding section, I consider that the proposals would make no more than a 

moderate contribution to purpose (a) whilst it is common ground that the proposals would have 

no more than a moderate contribution to purpose (b) and no contribution to purpose (d).  I do 

not consider that purpose (e) is relevant in this case. 

6.35 In terms of the proposals impact on purpose (c), I would defer to the conclusions reached by 

Mr Evans who finds that the Site strongly relates to the large-scale care home building 

immediately adjacent to the Site boundary which forms an urbanising influence readily 

discernable from within the Site and the surrounding landscape.  

6.36 The proposed development would extend the eastern settlement edge of Carpenders Park an 

additional 250m northeast towards Bushey Heath in Bushey, however the westernmost edge 

of this settlement would remain over 1km to the east of the Site’s eastern boundary at its 

closest point. The Site would remain physically and visually separated by the permanent 

landscape element of the existing woodland within Merry Hill open access land. The woodland 

is located immediately adjacent to the Site’s eastern boundary, with mature trees along the 

Site boundary forming a strong defensible edge to prevent any further encroachment east 

towards Bushey, and with more established woodland at Little Hartsbourne Wood and belts of 

mature trees throughout Hartsbourne golf course. 
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6.37 As such the Site is and will be contained by robust and defensible features which will ensure 

encroachment beyond these features into countryside does not occur.  On this basis I do not 

consider that the Site makes a strong contribution to this purpose. 

6.38 In summary, and as supported by the findings of Mr Evans, I do not consider that the Site 

strongly performs against any Green Belt purpose. 

 Openness 

6.39 Openness has evolved from the fundamental aim of Green Belt ‘to prevent urban sprawl and 

keep land permanently open’. In this regard, ‘open’ is absent of development. It is now 

accepted that openness has a spatial and visual dimension.  Furthermore, I would add that 

the proposals would be carefully planned and designed and so would not appear as 

unrestricted sprawl, a position reached by the Inspector by the called-in appeal at Oaklands 

College, St Albans (paragraph 162, PINS ref: 3051164, CD5.4) and followed by the Secretary 

of State. 

6.40 As set out by Mr Evans, the primary ‘countryside’ quality of relevance is the openness of the 

landscape. Physically, the field is devoid of development and is therefore ‘open’ in spatial 

terms. There are hedgerows and woodland which define the Site which reduce the degree of 

physical openness. 

6.41 I reach the same conclusions of Mr Evans in that it is an inevitable result of new development 

that spatial openness will be lost albeit there will be no change to the Spatial openness of the 

Green Belt beyond the Site’s boundaries. The reduction in physical openness is significant 

within the Appeal Site, but this significance abruptly lessens beyond the boundary of the Site 

to be of no significance. 

6.42 The land within the red line is visually open however such openness is limited in geographic 

extent.  As noted by Mr Evans, the surrounding woodland, tree belts and hedgerows ensure 

that the visual openness does not extend to include the land adjoining the Site and the wider 

Green Belt. The loss of visual openness is confined to the Site; there will be no change to the 

visual openness of the Green Belt beyond the Site’s boundaries. 

 Other Harms 

6.43 At present, the proposed development largely comprises of an open field and so its 

development would inevitably result in some harm to landscape character.  I defer to Mr Evans 

who considers the matter in greater detail.  Given his conclusions means that the effects are 

localised and generally well contained.  On this basis, I attach moderate weight to this 

landscape harm.  

6.44 The Council do not allege that there would be any other harm although it is considered by the 

Rule 6 Party that the proposals would result in some transport and highway harms.  I defer to 

the evidence of Mr Phil Hamshaw on this point but given his conclusions and the fact that no 

technical objection has been raised by HCC Highways (and given the matters agreed within 

the highways statement of common ground (CD6.7)) means that I am of the view that there 
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would be no highway harm. 

6.45 The Rule 6 Party raise potential issues around the proposals impact on Veteran Trees.  I cover 

this matter further within chapter 7 but in short I do not consider that there would be any 

arboricultural harm arising from the scheme proposals. 

6.46 In summary, aside from Green Belt and landscape character harm, I do not consider that the 

proposals would result in any other harm. 

 Overall Harms 

6.47 In the event that it is necessary to assess whether very special circumstances exist, I consider 

that overall, aside from the definitional harm caused by development in the Green Belt, given 

the characteristics of the Site, the level of harm to Green Belt openness is generally limited to 

the immediate Site.  This moderates the level of Green Belt harm however as set out by 

paragraph 153 of the NPPF this harm must be given substantial weight. 

6.48 I note that within the table at paragraph 5.2 of the Rule 6 Party’s Statement of Case, the case 

is being made that substantial harm is attached to definitional harm to the Green Belt along 

with separate significant harm to visual, spatial and Green Belt purposes.  I consider that this 

is an incorrect application of paragraph 153.  It is the Green Belt harm, as a whole, which is to 

be given substantial weight.  The approach taken by the Rule 6 Party seemingly quadruple-

counts this harm which cannot be correct.   

6.49 In addition, I also consider that there is some landscape harm albeit this harm should only 

attract moderate weight in my view given its extent and the inevitability of using such sites to 

meet the Council’s identified housing requirement.   

 Scheme Benefits 

6.50 I set out my view on the weight that should be attached to each of the scheme benefits.  It has 

not been possible to agree the weighting scale with the Council, the disagreement relating to 

the use of the ‘very substantial’ category.  I consider that the inclusion of this category is 

common parlance and is a category used by a number of Inspectors (e.g. as in the Sarratt 

appeal decisions) and is necessary in order to reach an appropriately nuanced and valued 

judgement on weighting of benefits.  This would also be consistent with the approach we have 

taken to date in the context of the current proposals (e.g. the affordable housing statement 

attaches ‘very substantial’ positive weight to the affordable housing provision).  On this basis 

I adopt the following scale: very substantial, substantial, significant, moderate and limited. 

 Delivery of New Market Housing 

6.51 The delivery of up to 128 new homes.  It is common ground that the Council is only able to 

demonstrate a 1.2 year supply, which translates into a numerical shortfall of 3,808 homes.  As 

I have set out, housing supply in the District has been woeful for a considerable period of time.  

It is I think an understatement to say that housing supply in the District has been abysmal.  
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6.52 The Council has been preparing its new Local Plan for a considerable period of time and whilst 

the Secretary of State has directed the Council to submit its Local Plan (which proposes the 

Site for allocation) for examination by the end of November 2026, it is far from certain that this 

Plan will be found sound and adopted in a timely manner.  Irrespective, even if it is then the 

full housing needs of the District will not be met as it only plans to meet 85% of the housing 

requirement of the area.  

6.53 Taking all of the above together means that the highest weighting must be attached to this 

benefit.  On this basis I consider that very substantial weight should be afforded to this 

benefit which is the level of weight attached to this benefit by the Inspector in the case of the 

Sarratt appeal decision (see paragraph 81, CD5.1).  It should be noted that at the time of the 

Sarratt decision it was agreed that the Council was able to demonstrate a 1.9 year supply 

which in the meantime has deteriorated further (to 1.2 years) which only seeks to underline 

the fact that the highest possible degree of weight should be attached to this benefit.  

Furthermore, I consider that development at the Site would be delivered within 5 years of 

approval based on letters from 3 different housebuilders contained at Appendix 7 therefore 

meaning that the proposed development will make a meaningful contributing to boosting 

housing supply within the District in the short term.  

Delivery of New Affordable Homes 

6.54 The delivery of up to 128 affordable homes.  The accompanying legal agreement requires the 

preparation and submission of an Affordable Housing Scheme to detail the number, type and 

tenure mix of the affordable housing which will be made up of a mix of social rented and shared 

ownership homes, the overall tenure split of which has been agreed with the Council’s Housing 

officer.    

6.55 As with the provision of new market housing, affordable housing delivery in the Borough has 

fallen off a cliff which is highlighted by the fact that only 3 new affordable homes were delivered 

in 2023/24 (the most recent published period).  For the reasons already set out this lack of 

supply is having a number of real world impacts that are seriously affecting the affordability of 

new homes in the local area.  It is for this reason that this benefit likewise should be afforded 

the greatest degree of weight.  I consider that very substantial weight should be afforded to 

this benefit, a position also shared by the Inspector in the case of the previous Sarratt appeal 

decision (see paragraph 81, CD5.1).   

 Self / Custom Build Housing 

6.56 The delivery of up to 13 homes (10% of the proposed market housing).   

6.57 The Council has a very poor record of custom and self-build homes, with none previously 

delivered in the district as was acknowledged by planning officers within their report to 

Committee (see paragraph 7.1.22, CD2.2).  It is common ground that there is a demand for 

this type of housing that significantly exceeds supply (paragraph 4.15, CD6.4).  In light of this, 

I consider that this benefit should attract substantial weight, the same weight attached by the 

Inspector in the case of the Sarratt appeal (see paragraph 81, CD5.1). 
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 Housing with Care 

6.58 The proposals include 60 housing with care homes.  This element of the proposed 

development will assist in addressing the existing significant shortfall and the increasing future 

need for private housing-with-care in both the 4-mile market catchment and Three Rivers 

District.   

6.59 The qualitative benefits of the proposed scheme are numerous and include improvements to 

the health and wellbeing of residents, reduced reliance on, and costs to, the NHS, benefits to 

families having difficulty meeting the care of loved ones, a reduced overall need for care staff 

with care being provided on one site (compared with domiciliary care in the wider community), 

together with the freeing up of family sized housing. 

6.60 Most importantly the scheme will enable older people to ‘right size’ from their existing homes 

(which may no longer be suitable for their needs), into a welcoming, attractive, specifically 

designed extra care scheme where they can benefit from social interaction and improved 

wellbeing and remain close to family and friends. While this is intangible, it is an important 

benefit of the proposal.  Furthermore, the associated legal agreement includes provision for 

the communal elements of this new facility to be use, on an ad-hoc basis, by the wider 

community which represents an added benefit. 

6.61 As such, the delivery of a new housing with care facility represents a benefit that I consider 

should attract substantial weight. 

 Children’s Home 

6.62 The delivery of a 4 bed home that will provide accommodation for 3 ‘looked after’ children 

together with support staff.  The need for this type of accommodation is set out within a number 

of documents including the SoCG with HCC as well as the South West Hertfordshire Local 

Housing Need Assessment (LHNA) Update (March 2024).  

6.63 As set out in the Written Ministerial Statement (WMS), published on 23rd May 2023, LPAs 

should give due weight to applications for accommodation for looked after children in their 

area that reflect local needs, to ensure that children in need of accommodation are provided 

for in their communities.  The needs and requirements of each looked after child is very much 

down to the circumstances of the individual however what is not in doubt is the growing need 

for this type of accommodation (for which there is no plan led solution)  For all of the reasons 

provided this new facility will have a transformative positive impact on those children living at 

the home, who are amongst the most vulnerable members of society, and as a result I consider 

that this benefit should attract significant weight. 

 Public Open Space 

6.64 There will be a variety of green spaces provided across the Site, totalling 6.2Ha. New planting 

and trees within this part of the Site will create an attractive place and a green settlement edge, 

as well as providing biodiversity enhancements. Play space will also be provided across the 

Site which will be available for both residents of the proposed development and the public.  
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6.65 This quantum of space significantly exceeds policy requirements and will deliver various 

recreational and environmental benefits and as such I consider that this should attract 

moderate weight. 

 Connectivity Enhancements / Sustainable Transport Initiatives  

6.66 The proposals will deliver various connectivity and sustainable transport benefits. The PRoW 

across the northern part of the Site will be retained and enhanced and will link to a circular 

pedestrian route around the perimeter of the Site, creating opportunities for informal recreation 

and encouraging active lifestyles.  

6.67 The main Site access junction will provide a signalised pedestrian crossing on Oxhey Lane to 

link to the footway on the western side of the carriageway. This will provide a much improved 

and safer alternative to the two existing uncontrolled crossings, which is also a relevant 

consideration in the context of the potential proposed use of the land to the north of the Site 

for a secondary school. 

6.68 In addition, the proposals will deliver a number of measures that encourage active travel which 

together with the enhancements to local bus services (through the proposed extension of 

services to serve the Site and immediate vicinity) will result in benefit to the wider community.  

Cumulatively I consider that these measures should attract moderate weight.  

 Economic Benefits   

6.69 The proposals will deliver economic benefits during both the construction and operational 

phases of the development.  Given the scale of development, I consider that the economic 

benefits should attract significant weight, the same weight given by the Inspector at the 

Sarratt decision for a lesser quantum of development (see paragraph 92, CD5.1).  Given the 

passage of time, an updated Socio-economic infographic is enclosed at Appendix 9 which 

quantifies these benefits. 

 Compliance with Golden Rules  

6.70 It is common ground that the proposals will comply with the ‘Golden Rules’ (as set out in 

paragraph 156 of the NPPF).  On this basis and in accordance with paragraph 158 of the 

NPPF this compliance should be afforded significant weight. 

6.71 Notwithstanding the conclusions of the officer in his report to Planning Committee (paragraph 

7.17.1 and table at paragraph 7.18.3, CD2.2), the Council now contend that compliance with 

the Golden Rules should not attract significant weight in their own right.  In light of paragraph 

158 of the NPPF and the conclusions reached in a number of appeal decisions5 I do not 

consider this to be correct. 

 

 
5 Para 49, PINS ref: 3374962 (CD5.5), para 46, PINS ref: 3347882 (CD5.6) & para 198, PINS ref: 
3345435 (CD5.7). 
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 Summary 

6.72 In summary, the weight I attach to each of the scheme benefits is set out in the table below: 

Table 6 – Benefits Summary Table 

Benefit Weighting 

Market Housing Very Substantial 

Affordable Housing Very Substantial 

Self / Custom Build Housing Substantial 

Housing with Care Substantial 

Children’s Home Significant 

Economic Benefits Significant 

Compliance with ‘Golden Rules’ Significant 

Public Open Space Moderate 

Connectivity enhancements / Sustainable transport 

initiatives 

Moderate 

 

6.73 In conclusion, I consider that these benefits would clearly outweigh the totality of the harm 

and, in my view, amount to ‘very special circumstances’ to justify granting permission for 

inappropriate development in the Green Belt.  Accordingly, the proposed development would 

be in accordance with Policy DM2 of the Development Management Policies Local 

Development Document and paragraph 153 of the NPPF. 

6.74 In light of this, it stands to reason that the harm associated with the proposed development 

would not significantly or demonstrably outweigh the benefits meaning that the proposals 

accord with the presumption in favour of sustainable development.  It therefore follows that 

this application should be granted planning permission. 
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7. OTHER MATTERS 

7.1 Aside from the substantive matters, the Rule 6 Party raise issues associated with the potential 

impact on veteran trees albeit do not go as far as stating that there will be an adverse impact.  

This is a matter not taken by the District Council. 

7.2 By way of context, the issue of Veteran Trees arose as a result of the consultee response from 

the Woodland Trust dated 20 August 2025 (CD2.14).  Within this the WT objected on the basis 

that the proposals were considered to adversely affect 9 veteran trees by introducing a 

considerable number of new homes and associated infrastructure in close proximity of these 

trees, significantly altering the landscape they sit within. 

7.3 Within the Applicants response to WT comments dated 11 September 2025 (CD1.50), it was 

clarified that no trees were recorded or given comments for Veteran classification.  It was 

noted that the 9 trees were large and in prominent positions and so of significant conservation 

value although they had limited or no veteran ‘indicators’ and for these reasons, having regard 

to relevant guidance, it was not considered that the trees should be defined or considered as 

veteran trees. 

7.4 The Woodland Trust maintained their objection, as set out within their subsequent response 

dated 29 October 2025. (CD2.15).  The Council’s Tree Officer formally responded to the 

application on 2 February 2026 and whilst the officer did not reach a definitive view on whether 

the trees were veteran or not, concern was raised in respect to potential indirect impacts that 

could arise as a result in an increase in recreational pressure as a result of the new 

development. 

7.5 In terms of mitigating impacts of increased in recreational pressures arising from the 

development, there are precautionary measures that can be utilised to provide continued 

protection of the trees securing the potential for them to become Veterans in the future. Tree 

RPAs fenced off (knee high), avoiding mowing to discourage human activity beneath the trees 

along with information boards outlining the management strategy of the trees are two 

examples. As such, I am of the view that an appropriate management regime, which can be 

secured by condition, is capable of mitigating all on-site impacts, a view shared by the case 

officer in his report to Committee (see paragraph 7.3.43).  This is also common ground as it is 

agreed that there is no arboricultural objection to the proposals (see paragraphs 4.38 & 4.39, 

Planning Statement of Common Ground CD6.4). 

7.6 Notwithstanding the above, further assessment work has been undertaken to assist in 

reaching a view as to whether any existing tree can be described as Veteran.  This assessment 

and its conclusions are contained with Mr Evan’s evidence given that he covers landscape 

matters more generally.   
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7.7 Issues around the Council’s approach to the Mortgagee In Possession clause is covered in 

evidence by Mr Stevenson and Mr Richard St John Williams.  I do not seek to comment on 

this issue, save for considering the implications of the Council’s approach (compared to the 

approach taken by the Applicant which follows established practice) in respect to guidance set 

out within paragraph 58 of the NPPF (i.e. Regulation 122 of the CIL regulations).  Whilst it is 

a matter that will be covered in the obligations session I am of the view that an extended MIP 

period is not necessary to make the development acceptable in planning terms and therefore 

fails the tests set out within the NPPF. 

7.8 A minor point but in the interests of providing clarity, there was a slight inconsistency with one 

part of the submitted Tree Protection Plan as part of the hedgerow by the proposed means of 

vehicular access was shown as being retained whereas in fact it will be removed.  This clarity 

is provided by the Plan enclosed at Appendix 10. 
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8. CONCLUSIONS 

8.1 Applications for planning permission must be determined in accordance with the Development 

Plan unless material considerations indicate otherwise, in accordance with Section 38(6) of 

the Planning and Compulsory Purchase Act (2004).   

8.2 The proposals seek outline planning permission for the development of the Site to deliver up 

to 256 new homes (including affordable and self/custom build housing), housing with care, a 

children’s home for looked after children together with associated access, open space and 

landscaping (ref: 25/1020/OUT).   

8.3 The Site, which totals approximately 12.7 ha, is situated immediately to the east of Oxhey 

Lane (A4008). The Site falls outside of the existing defined urban area of Carpenders Park, 

which is a suburb of Watford, within Three Rivers District. The Site is wholly within the Green 

Belt. The Site comprises open grassland fields with a varying topography. There are trees 

along the northern, eastern and western boundaries, as well as two belts of hedgerow across 

the Site. 

8.4 The application was presented to the Council’s Planning Committee on 19 March 2026 with a 

positive officer recommendation. Notwithstanding this, Members resolved to refuse permission 

however before the Council formally issued a decision the application was called-in by the 

Secretary of State.  I understand that had a decision been issued the Council would have 

refused it on Green Belt related matters (and the absence of any completed legal agreement).  

The Council did not consider that the Site would constitute grey belt (and meet with the 

provisions of paragraph 155 of the NPPF) and that very special circumstances do not exist.   

8.5 As set out in the accompanying Planning Statement of Common Ground, a number of matters 

are agreed between the Applicant and the Council, namely the proposals would accord with 

paragraph 155b and 156(a-c), there are no footnote 7 factors relevant (other than Green Belt) 

and that proposals would not strongly contribute to purpose (b) or have any impact on purpose 

(d) of including land within the Green Belt. 

8.6 On this basis, the area of disagreement relates to the Sites contribution to Green Belt purpose 

(a) and whether the proposals comply with paragraph 155(a) & (c).  The District Council claim 

the Site makes a strong contribution to purpose (a) and would not be in a sustainable location.  

As such the Council is of the view that the Site cannot be considered grey belt.  I take a 

different view and reach the firm conclusion that the Site makes no more than a moderate 

contribution to purpose (a) and all aspects of paragraph 155 and thus can be considered grey 

belt.   

8.7 I also consider it relevant that at the time that the application was determined at Committee, 

Members had either in front of them or were aware of legal opinions instructed by both the 

District Council and Applicant.  Whilst the opinions differ slightly in content, there is unanimity 

in view that the Site should be considered grey belt.  Furthermore, the second legal opinion 

from the Applicant clearly sets out that the Site is in a sustainable location. 
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8.8 All this being the case and notwithstanding my view that the Site is grey belt and therefore the 

proposed development is acceptable in principle, I have also considered whether very special 

circumstances exist in the event that the Site is not considered to constitute grey belt and 

comply with the provisions of paragraph 155 of the NPPF.  

8.9 In terms of harms, I consider that overall, aside from the definitional harm caused by 

development in the Green Belt, given the characteristics of the Site, the level of harm to Green 

Belt openness is generally limited to the immediate Site.  This moderates the level of Green 

Belt harm however as set out by paragraph 153 of the NPPF this harm must be given 

substantial weight.  In addition, I also consider that there is some landscape harm which should 

attract moderate weight in my view.  I have reviewed points raised by the Rule 6 party and 

conclude that there would not be any other harms arising from the proposed development. 

8.10 Weighed against these harms, the development will deliver a number of significant and 

weighty benefits; namely the provision of market housing (very substantial weight), affordable 

housing (very substantial weight), housing with care (substantial weight), self/custom build 

housing (substantial weight), a children’s home for looked after children (significant weight), 

compliance with ‘Golden Rules’ (significant weight), economic benefits (significant weight), 

publicly accessible open space (moderate weight) and improved connectivity/active travel 

measures (moderate weight). 

8.11 In light of this, I consider that the benefits of the development clearly outweigh the totality of 

the harm and as a result very special circumstances exist in accordance with Policy DM2 of 

the Development Management Policies Local Development Document and paragraph 153 of 

the NPPF.  It therefore stands to reason that the harm associated with the proposed 

development would not significantly or demonstrably outweigh the benefits meaning that the 

proposals accord with the presumption in favour of sustainable development.   

8.12 Overall, I therefore consider that the proposals would be in accordance with the development 

plan and that there are no material considerations that suggest otherwise.  For this reason, I 

respectfully request that the application is permitted subject to appropriate conditions and legal 

agreement.  
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APPENDIX THREE – ENGAGEMENT REPORT 



Engagement Report
Outline planning application for up to 256 homes (C3)
(including affordable and self/custom build housing),
housing with care (C2), a children's home (C2)
together with off-site highway works, parking, open
space and landscaping (appearance, layout,
landscaping and scale as reserved matters), at
Land East Of Oxhey Lane Oxhey Lane Carpenders
Park Hertfordshire.

Planning application: 25/1020/OUT



Engagement summary

Your Shout has encouraged 436 comments to be submitted to the council on 
this application, as part of our post-application consultation, including 415 
support comments, with in addition 14 objections and 7 neutral comments.

Over 99% of the letters came from within the boundaries of Three Rivers District 
Council – just one letter was from outside.

All of these came from the three closest three wards to the site – Carpenders 
Park, South Oxhey, and Oxhey Hall & Hayling.



Map of engagement

Blue markers – respondents
Orange marker – the site



Resident
stories

Better public transport links in 
the local area, faster and more 
on-time/reliable bus services. 
More affordable housing for 
young people to buy and rent.

— Youran from Oxhey Hall & Hayling

”



Resident
stories

I absolutely agree to building new 
affordable housing in this area. It is 
exactly what we need here, I have lived 
here for over 30 years and more affordable 
housing is much needed for our 
community. I am a parent and would very 
much like my children and grandchildren 
to remain here.

— Jacqueline from South Oxhey

”



Resident
stories

Good to see mix of council, affordable 
and private for families and bit of 
space for seniors. I'm 73 and lived in 
area over 40 years. There are over a 
million on the waiting list, we need 
more homes.

— Anthony from Oxhey Hall & Hayling

”



Resident
stories

I support the new homes for 
local people. I support building 
of young children homes built 
too.

— Briton from South Oxhey

”



Resident
stories

We need houses, as there is not 
enough. As long as the plans for 
social rent are kept as they have 
promised, then new 
development is needed.

— Lynn from Oxhey Hall & Hayling

”



Resident
stories

We need more homes for 
people in general, it is much 
needed.

— Yenecia from Oxhey Hall & Hayling

”



Resident
stories

Sounds like it would be good for 
a range of people from all 
different backgrounds.

— Julie from Oxhey Hall & Hayling

”



Resident
stories

There is a definite need for more 
affordable housing. If there are 
spaces that are redundant then it 
makes sense to use these without 
impacting on the existing structure 
of the area.

— Gillian from Oxhey Hall & Hayling

”



Resident
stories

More affordable homes are 
required. As long as they are 
affordable. Like the idea of the 
children's home to support 
young people.

— Michelle from Oxhey Hall & Hayling

”



Resident
stories

I would like to see more 
affordable homes for local 
families and job creation.

— Sarah from South Oxhey

”



Resident
stories

We really need more houses in 
this area. Please be aware of the 
road bottleneck at the arches.

— Tobi from Carpenders Park

”



Resident
stories

I do support this building. The 
new home and job opportunity.

— John from South Oxhey

”



Resident
stories

It's good for our new young 
families.

— Nicoleta from Oxhey Hall & Hayling

”



Resident
stories

This housing is a good idea, as 
the waiting list is long.

— Marlene from Oxhey Hall & Hayling

”



Resident
stories

I support the creation of new 
homes and new jobs for local 
people.

— Emily from South Oxhey

”



Resident
stories

I support the making of new 
homes. I support the making of 
new jobs.

— Jay from South Oxhey

”



Resident
stories

I would like to see more homes 
for local people.

— Jack from Oxhey Hall & Hayling

”



Resident
stories

I would like the homes for 'local' 
people. I would like to see more 
police on the streets.

— Jane Debra from South Oxhey

”



Resident
stories

I support the making of these 
new homes also creation of new 
jobs.

— Angel from South Oxhey

”



Resident
stories

Looks like a good idea, trying to 
save up for a deposit on a house 
in this economy is awful so I 
think it is a great idea.

— Roxanne from South Oxhey

”



Resident
stories

I support this, being a local 
special needs parent, this would 
benefit local people, also jobs 
for locals is brilliant and would 
help the area.

— Rachel from South Oxhey

”



Resident
stories

I would like to see more homes 
for local people.

— Barry from South Oxhey

”



Resident
stories

Need affordable homes, create 
jobs.

— Karunakaran from Oxhey Hall & 
Hayling

”



Resident
stories

Need more affordable homes in 
the area.

— Chrystal from Oxhey Hall & Hayling

”



Resident
stories

Need more affordable housing. 
Need social housing.

— Gillian from Oxhey Hall & Hayling

”



Resident
stories

These proposals are what I 
would like. I would like to see 
more development of care 
facilities for the elderly.

— Jacke from Oxhey Hall & Hayling

”



Resident
stories

As a young person we need 
more homes in the area.

— Frankie from Oxhey Hall & Hayling

”



Resident
stories

Need for more affordable 
housing.

— Marvin from Oxhey Hall & Hayling

”



Resident
stories

People need more houses.

— Keisha from Oxhey Hall & Hayling

”



Resident
stories

We need more houses.

— Binterl from Oxhey Hall & Hayling

”



Resident
stories

I support these building and 
homes created and jobs for 
people.

— Joan Alice from Oxhey Hall & 
Hayling

”



Resident
stories

I support this proposal and I 
hope will be implemented.

— Mustafa from Oxhey Hall & Hayling

”



Resident
stories

I support the project and the 
jobs it will give to people in the 
area.

— Patrick from Oxhey Hall & Hayling

”



Resident
stories

I support this project and would 
like to see support for youth 
and children. Also, provide local 
jobs.

— Puneet from Oxhey Hall & Hayling

”



Resident
stories

This is a good idea; we need 
housing. Please examine 
potential for a bus service.

— James from South Oxhey

”



Resident
stories

Unless we build affordable 
homes, the young families don't 
stand a chance. I've lived here 
over 50 years, we really do need 
more homes.

— Elaine from Carpenders Park

”



Resident
stories

I support this development, 
there is a need for more homes. 
The jobs created will boost the 
local economy.

— Jeferson from South Oxhey

”



Resident
stories

I would like to see this for local 
people. I support more homes 
for families.

— John from South Oxhey

”



Resident
stories

All good ideas. Facilities, homes 
and affordable homes much 
needed.

— Sandra from Oxhey Hall & Hayling

”



Resident
stories

More affordable homes with 
good families moving in.

— Tommy from South Oxhey

”



Resident
stories

I support this development for 
local families.

— Wendy from Oxhey Hall & Hayling

”



Resident
stories

Fully support this project.

— Keith from Oxhey Hall & Hayling

”



Resident
stories

I would support this for the local 
families.

— Daimon from Oxhey Hall & Hayling

”



Resident
stories

Good to see new homes for 
when the kids grow.

— Joe from Oxhey Hall & Hayling

”



Resident
stories

I would support local family and 
local people, young and old.

— Donna from Oxhey Hall & Hayling

”



Resident
stories

We need affordable homes in 
this area. Not enough houses in 
this area for bigger families.

— Kim from Oxhey Hall & Hayling

”



Resident
stories

Good to have a new children's 
home and a care facility in the 
area. It is some much needed 
infrastructure.

— Brian from South Oxhey

”



Resident
stories

I like that the environment is 
being considered, the children's 
home and the relatively high 
amount of social housing.

— David from South Oxhey

”



Resident
stories

Need more affordable homes 
locally. It would also help young 
people when surrounded by a 
positive area.

— Tyler from South Oxhey

”



Resident
stories

I support for local people and 
families.

— Manmohan from Carpenders Park

”



Resident
stories

I would like to see local families 
kept in the area and supported 
by local housing.

— William from South Oxhey

”



Resident
stories

It's a good idea as will help with 
more property and more jobs.

— Erene from South Oxhey

”



Resident
stories

Help create affordable homes 
and jobs.

— Janette from South Oxhey

”



Resident
stories

Good idea to solve the housing 
crisis and give more affordable 
homes.

— Mable from South Oxhey

”



Resident
stories

As a mum, I would like to see 
this development.

— Iryna from South Oxhey

”



Resident
stories

As a husband who has a wife 
who helps people, I support this. 
I want to see more 
development of homes.

— Pit Parayawo from South Oxhey

”



Resident
stories

As a family man, I would like to 
see these homes for local 
families.

— Barry from South Oxhey

”



Resident
stories

As a parent, I want to see more 
affordable homes for local 
families and for single mums.

— Teresa from South Oxhey

”



Resident
stories

I support this development as I 
have one disabled child and we 
need more affordable homes in 
this region.

— Rodrigo from South Oxhey

”



Resident
stories

As a mother, my son and daughter in 
law live in a 2 bedroom place with an 
11yr old daughter and 4yr old son. I 
think you need to house local families 
who need bigger properties, also 
older people need bungalows, but 
this is very difficult.

— Aisline from South Oxhey

”



GDPR and statement about this report
Our work gives a voice to people that wouldn’t ordinarily have a voice. We bring the scheme 
to the attention of people, and ask them whether they wish to engage or not. No pressure is 
put on anyone, and our fieldworkers are briefed to help people object if they would like to do 
that.

All the supporters provide their name, address and unique comment, as required by the 
council, and many even provide their photo so that we can show councillors. This is a task 
undertaken by the developer’s agent as just one way to continue the process of consultation 
at a post-application stage.

Where we provide photographs of local residents, they have given their express consent for us 
to use the images in our documents to notify councillors and planning officers of their 
comment, and have been explained their rights in how we are handling their data. All of 
these  local residents are aged 18 or over.



Your Shout is part of Thorncliffe Communications Ltd
Produced by Your Shout
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APPENDIX FOUR – NSPCC INFORMATION ON 
‘LOOKED AFTER CHILDREN’ 



Children in care
Last updated: 16 Sept 2025

A looked after child, or child in care, is a child who has

been in the care of their local authority for more than 24

hours.

Many children in care have experienced abuse, neglect

or other forms of trauma.

It’s important that children in care are provided with the

care and support they need to be healthy and safe, have

the same opportunities as their peers and move

successfully into adulthood.

Why we use the terms children in care
and looked after children

Legislation and guidance refer to 'looked after children'.

But many children and young people prefer the term

'children in care'.  Therefore, we use both 'children in

care' and 'looked after children' in our content. 

> Find out more about language and children in care in

our Why language matters blog

How many children are in care in the
UK?

There are many thousands of children in care in the UK

and the overall numbers have been increasing over the

1

Introduction
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past decade.

> Read our Children in care: statistics briefing to find out

more about the range of data available

Types of care: foster care, adoption
and residential

Each UK nation has a slightly different definition of a

looked after child and follows its own legislation, policy

and guidance. But in general, looked after children are:

living with foster parents/carers

living with friends or relatives, through kinship foster

care

living in a residential children's home

living in residential settings like schools, secure units

or semi-independent living accommodation

in some cases, living with their parents.

Scotland’s definition also includes children under a

supervision requirement order. This means that many of

the looked after children in Scotland are still living at

home, but with regular contact from social services.

A child stops being 'looked after' when they are adopted,

return home or turn 18. However local authorities in all

the nations of the UK are required to support children

leaving care at 18 until they are at least 21. This may

involve them continuing to live with their foster family.

Not all children in the care of someone other than their

parents have ‘looked after’ status. For example, they may

be in private kinship care or cared for under a special

guardianship order.

•
•

•
•

•
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Private kinship care is an arrangement made directly

between the parent(s) and the relative, friend or

connected person, without the involvement of the local

authority.

Special guardianship is when a local authority places a

child to live with someone other than their parent(s) on a

long-term basis. It aims to provide more security than

long-term fostering for children where adoption is not

the best option. Special guardianship orders are not

available in Scotland.

Reasons for a child going into care

There are a variety of reasons why children enter care.

Children's services may have intervened because they

felt the child was at significant risk of harm. If this is

the case the child is usually the subject of a court-

made legal order.

The child’s parents might have agreed to this – for

example, if they are too unwell to look after their child

or if their child has a disability and needs respite care.

The child could have been lost, abandoned or there

may be no one with parental responsibility available

to care for them; as is the case for unaccompanied

asylum-seeking children.

The child may have been charged with a criminal

offence and temporarily placed on remand in the care

of the local authority.

•

•

•

•
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Impact of being a child in care

Children in care come from a range of different

backgrounds and have varied experiences of care. Each

child has their own different and specific sets of needs.

However, research can give us an insight into how their

experiences before and during care makes them a

particularly vulnerable group.

> Find out what data is available about looked after

children in our statistics briefing

Previous experiences of abuse and
other forms of trauma

Many children who enter care have been abused,

neglected or experienced other forms of trauma. For

example, unaccompanied asylum-seeking children have

often experienced trauma in their home country or

during their journey to the UK.

These experiences can leave children with complex

emotional and mental health needs, which can increase

their vulnerability to abuse.

Separation and estrangement from
family and friends

Relationships between family members including

siblings are among many children’s most enduring and

significant relationships. However, contact with the care

system can lead to separation and estrangement from

siblings for many children.

2

3, 4

5, 6, 7

Impact
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Events such as moving to a new home, new area or new

school can also significantly disrupt friendships and

other support networks.

Educational instability

Contact with the care system often means that children

have to change schools. This can impact children’s

educational stability: 

they might have to change or drop the subjects they

take

it can disrupt exam and coursework preparation

they may have to miss school. 

The added stress from these changes can negatively

impact children’s mental health and well-being.

“I moved schools when I went into foster

care, and I don’t fit in at all. I’ve got no

friends, no one will sit with me in lessons. I

just spend lunchtime in the toilets crying. I

don’t feel like I can tell my foster carers how

depressed I’m feeling, I don’t want to mess

this up.”

Childline counselling session with a girl aged 16

Placement unsuitability and
instability

•

•
•

8
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There is a lack of suitable homes available for children in

care.  This means children sometimes end up staying in

placements which are unable to meet all their needs.

Children are sometimes placed far away from their

home, friends, school and family due to a lack of suitable

placements in their local area. This can have a significant

impact on a child’s life, disrupting the positive

relationships and connections they have developed in

their home area.

Many children move repeatedly in and out of care, or

between placements. Placement breakdowns can have a

detrimental impact on a child's emotional wellbeing and

mental health. It can also prevent them forming stable

relationships with the adults who could help protect

them.

A lack of available and suitable homes in the right areas

can sometimes mean that children are placed in

unregistered children’s homes. Without being registered,

these homes are operating illegally and aren’t subject to

regulatory oversight.

Unregistered homes may be provided by independent

sector operators or local authorities. They can include

houses, supported accommodation and holiday

rentals.  Without professional oversight, safeguarding

and child protection concerns in these placements are

less likely to be identified, monitored and responded to

by professionals.

Peer violence and abuse

Many children in care have previous experiences of

violence, abuse or neglect. This can lead to them

displaying challenging behaviour and having problems

forming secure relationships. Some find it hard to

9

10

11

12131415

16
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develop positive peer relationships. The care system can

struggle to provide effective management and

interventions to address these problems.

Going missing

Children may run away from care for all sorts of reasons.

These include:

wanting to return home to their family

being unhappy or bored in their care placement

feeling like they didn't have enough control over their

own lives.

“I’m struggling to deal with my mum not

turning up to meet-ups. Each time it

happens I feel convinced I’ll never see my

family again. I end up having panic attacks

and running away from placement to cope.

Then I get punished for running. My social

worker is understanding but I need better

ways to cope.”

Childline counselling session with a boy aged 13

Children who go missing from care are at greater risk of

physical abuse, grooming and sexual exploitation.

Children can also go missing from care as a

consequence of exploitation. Evidence suggests young

people living in children’s homes are sometimes

specifically targeted for exploitation; and children who

17

•
•
•
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have been trafficked into the UK often go missing within

days or weeks of being taken into care due to the

ongoing power their traffickers hold over them.

> Find out more about protecting children from

trafficking and modern slavery

Comparisons with other groups of
children

Research suggests that when children in care are

compared with children who have not been in care, they

tend to have poorer outcomes in a number of areas such

as educational attainment and mental and physical

health.

However, this is not necessarily the case when they are

compared with other groups of children who are likely to

have had similar experiences, such as children in need.

One study, which analysed Government data, found that

looked after children who were continuously in care in

England had better educational attainment than

children in need.

> Read our briefing on what data and statistics are

available about children in care

Taking an intersectional

approach

18

19

20

Intersectionality
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Children in care, like all children, have diverse identities.

As well as experiencing prejudice or bias related to being

in care, they might experience challenges relating to

other parts of their identity, such as:

ethnicity

sexuality

gender

disability

mental health

where they live, how much money they have and how

much access they have to education.

The way these challenges interact is known as

intersectionality.

For example, research found that while on average care-

experienced children had much more youth justice

involvement than non-care-experienced children, care-

experienced Black and Mixed ethnicity children had even

higher levels of involvement.

It can be difficult for children to cope with this, and it can

have a negative impact on their welfare.

Research has also found that the needs and experiences

of care-experienced children who have disabilities or

long-term health conditions aren’t always fully

recognised or understood by professionals.

“I’m really missing my mum at the moment.

I want to see her, but she doesn’t want to

see me just yet. She couldn’t cope with my

•
•
•
•
•
•

21

22
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disabilities and got angry with my autism.

My foster family are supportive and always

try to make sure I’m ok, but I get anxious

when I try to say how I’m feeling.”

Childline counselling session with a girl aged 12

> Listen to our podcast episode on intersectionality in

social work practice

Learning for practitioners:
understanding the child

When you’re working with a child, consider all the factors

that might influence their safety and wellbeing. Take the

time to get to know them, understand their lived

experience and how they might face risks due to how

others might perceive their identity.

You could consider creating safe spaces for children who

have similar identities or come from the same

community. This might help them talk about their

experiences and get peer support.

Find out more about:

safeguarding children who come from Black, Asian

and minoritised ethnic communities

safeguarding LGBTQ+ children and young people

safeguarding children with special educational needs

and disabilities (SEND)

safeguarding d/Deaf and disabled children and

young people

child mental health.

•

•
•

•

•
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Supporting children in care

Providing children in and on the edge of care with the

support they need, when they need it, can help them to

achieve their potential.

Deciding whether a child should enter
care

Delays in decision-making can prolong children’s

experiences of abuse and neglect. This means that when

they do enter care they can experience greater degrees

of difficulty, and the specialist services they require are

less likely to have an impact.

Effective assessments enable timely decision-making

around whether a child should stay with their birth family

or enter care.

> Read more about what makes a good assessment

Children on the edge of care

Our publication Promoting the wellbeing of children in

care identifies ways to better safeguard children on the

edge of care:

improving understanding of how to identify

damaging situations

23

•

Support for children in care
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improving decision making about when it is in a

child's best interests to enter care ensuring that

decisions are well planned and taken in a timely

fashion.

Achieving these aims requires:

greater use of multi-agency approaches to

assessment and support for children and families on

the edge of care

revised training for social workers and other

practitioners to ensure an improved understanding

of:

child development

the identification of risk and protective factors

parental capacity to change

improvements in undergraduate and post-

qualification training to ensure that social workers

and other professionals are also able to develop a

better understanding of the impact of care and

effective interventions

greater effort to ensure stability for children on the

edge of care and following their entry to care.

> Read the Promoting the wellbeing of children in care

report via our library catalogue

Deciding on the right placement for
the child

Every child in care has their own individual strengths and

needs. To identify the right placement requires effective

assessment, planning and a willingness to listen to the

voice of the child and their family.

•

•

•

•
•
•

•

•
24
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Deciding on the best available placement is key to

achieving stability and permanence and can have an

important impact on the outcomes for the child.

> Find out more about hearing and facilitating the voice

of the child

Supporting children in care

Providing a secure, caring environment can help looked

after children overcome their early life experiences.

Local authorities have a statutory duty to support the

children in their care and every local area should have a

range of support available to meet their children’s needs.

NSPCC research has identified five priorities for change

to improve the emotional and mental health of looked

after children.

Embed an emphasis on emotional wellbeing

throughout the system. Professionals working in the

care system need the skills and knowledge to

understand how they can support the emotional

wellbeing of children in care.

Take a proactive and preventative approach. Support

for looked after children should begin with a thorough

assessment of their emotional and mental health

needs.

Give children voice and influence. Children in care

need more opportunities to identify what is important

to them and influence their own care.

Support and sustain children’s relationships.

Children’s carers require training and support to be

•

•

•

•
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sensitive, understanding and resilient.

Support care leavers’ emotional needs. Help young

people identify and strengthen their support

networks.

If a child or young person needs confidential help and

advice direct them to Childline. Calls to 0800 1111 are

free and children can also contact Childline online or

read about living in care on the Childline website. You

can also download Childline posters.

Feelings of isolation and loneliness can affect any child

or young person, but those in care can be particularly at

susceptible.

Supporting the birth family

It’s important for professionals to support the child’s

birth family, to address the problems which resulted in

the child entering care. In time, many children can return

home to their family but even if this is not possible their

birth family are still likely to be a central part of their lives.

The quality of contact a child has with their birth family

can have an impact on their wellbeing, so it’s important

to support children to have safe, positive contact with

their birth families if it is in the child's best interests.

Children and young people

leaving care

•
26
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Children and young people leaving care
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Returning a child home from care

For many children, returning home from care is the best

possible outcome. But research shows that for others

this can result in further abuse or neglect.

Many children end up back in care, and a significant

number move back and forth between care and their

family. Other children remain at home despite continuing

abuse or neglect.

There are a number of ways to improve a child’s

experience of returning home from care:

Assessing the needs of the family so support can be

tailored and in place before and after a child returns

home.

Assessing the risks the family could pose to their

child, how much they are able to change and their

ability to protect their child from harm. The

assessment should consider the family's history as

well as the current situation.

Working with the child and their family to help

strengthen their relationship.

Agreeing with the parents, in writing, what needs to

happen before and after their child returns home.

Providing tailored support and services for the child

and their family before and after the return home for a

minimum period of 6 months (as recommended in

the NSPCC Reunification Framework). This should

include support from foster/residential carers, the

child's school, and friends.

28
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•

•

•
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Returning the child home gradually, and putting in

place plans for what will happen if the return is not

going well.

Monitoring how the child and their family are doing.

Reunification practice framework

Our Reunification practice framework, created in

partnership with University of Bristol, supports

practitioners and managers to apply structured

professional judgement to decisions about whether and

how a child should return home from care.

The framework also helps families and workers to

understand what needs to change, to set goals, access

support and services and review progress.

> Find out more about the Reunification practice

framework

Supporting care leavers

For some looked after children, leaving the care system

can be a challenging time.

In all nations of the UK, children leaving care at 18 are

entitled to support from their local authority until they

are at least 21. England and Wales are governed by the

Children (Leaving Care) Act 2000 and there is separate

legislation for Scotland (Children and Young People

(Scotland) Act 2014) and Northern Ireland (The Children

(Leaving Care) Act (Northern Ireland) 2002).

For some children this will mean staying on with their

foster carers. For others alternative accommodation

options will be required.

•

•
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Local authorities across the UK have a duty to assess

and meet care leavers’ individual needs and to develop a

pathway plan, setting out the support that will be

provided to the care leaver once they have left care. This

should include making sure the care leaver has

somewhere suitable to live.

In England, Wales and Northern Ireland, care leavers are

also legally entitled to a personal adviser to help with the

transition.

Legislation, policy and guidance

There is legislation and guidance in each nation of the

UK that sets out how the child protection system works

and what agencies’ responsibilities are to children and

families who need support.

Find out more about the child protection system in:

England

Northern Ireland

Scotland

Wales.

There is specific legislation, policy and guidance relating

to children in care and care leavers.

•
•
•
•

Legislation, policy and guidance
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Key legislation

England and Wales

The Children Act 1989 underpins the way the care

system works in England and Wales.

The Children (Leaving Care) Act 2000 introduced new

duties in England and Wales around putting in place

plans to promote the wellbeing of looked after children

after they cease to be in care.

The Children and Young Persons Act 2008 introduced

reforms to the care system in England and Wales. These

included:

making it explicit that placement with a parent is the

preferred option, followed by kinship care

extending local authority duties to children leaving

care, including those over 21 who return to education

or training

requiring children’s services to arrange for looked

after children to have an independent visitor where it

is considered in the child’s best interests.

England

The Care Planning, Placement and Case Review

(England) Regulations 2010 set out the responsibilities

of local authorities to plan the care and improve the

outcomes of children in care.

The Children and Families Act 2014 introduced a

number of changes to the care system in England

including:

introducing ‘fostering for adoption’ to allow approved

adopters to foster children while they wait for court

•

•

•

•
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approval to adopt

setting a 26-week limit for care proceedings

establishing ‘staying put’ arrangements to enable

young people to continue living with their foster

carers if they wish until the age of 21

replacing residence and contact orders with child

arrangement orders, which specify where a child is to

live and who they are to spend time with.

The Children and Social Work Act 2017 introduced

further reforms relating to looked after children,

including:

setting out seven corporate parenting principles

around local authorities’ responsibilities towards

looked after children

requiring local authorities to publish a ‘local offer’ for

care leavers, and provide care leavers with a personal

advisor up to the age of 25

requiring courts to consider the impact of harm on

children and their current and future needs when

making decisions about long term placements.

Northern Ireland

In Northern Ireland, The Children (Northern Ireland)

Order 1995 sets out the duties, powers and

responsibilities of local authorities regarding looked after

children.

The Children (Private Arrangements for Fostering)

Regulations (Northern Ireland) 1996 set out how

arrangements should be made for fostering a child

privately.

•
•

•

•

•

•
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The Children (Leaving Care) Act (Northern Ireland) 2002

sets out Health and Social Care Trusts’ responsibilities

for young people leaving care, including:

the duty to assess and meet young people's individual

needs

providing personal advisers and develop pathway

planning for young people up to the age of 21 (or

beyond if continuing in education)

The Children (Leaving Care) Regulations (Northern

Ireland) 2005 provides more detail on assessing and

meeting the needs of young people preparing to leave

care and care leavers.

Scotland

The Foster Children (Scotland) Act 1984 sets out

provisions for foster care in Scotland.

In Scotland, the Children (Scotland) Act 1995 sets out

the duties, powers and responsibilities local authorities

hold in respect of looked after children and care leavers.

The Looked After Children (Scotland) Regulations 2009

introduces:

provisions about care planning, fostering, kinship

care and emergency measures

clarity on when a child can be classed as ‘looked after’

but still live with their parents.

The Children and Young People (Scotland) Act 2014

introduces reforms, including:

setting out the law on corporate parenting

•

•

•

•

•
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the provision of aftercare to young people leaving

care on or after their 16th birthday

making it clear that a young person who is looked

after in foster, kinship or residential care is eligible to

continuing care in their current placement until they

turn 21.

Wales

The Social Services and Well-being (Wales) Act 2014

covers local authorities’ duties to children in their care,

and family and friends’ care. It includes a requirement to

support for children leaving care which is equivalent to

the support a non-care-experienced child might

reasonably expect from their parents.

The Care Planning, Placement and Case Review (Wales)

Regulations 2015 set out the responsibilities of local

authorities to plan looked after children’s care.

The Care Leavers (Wales) Regulations 2015 make

provision about the support to be provided to young

people who are no longer looked after by a local

authority.

Strategy and policy

England

The government’s plans to transform children’s social

care in England through its Stable homes, built on love

strategy  identifies six key “missions” to improve the

care system:

•

•

30
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ensure strong, loving relationships for care-

experienced children

increase the number of local, high-quality, stable

and loving homes

strengthen and extend corporate parenting

responsibilities across the public sector

improve education, employment and training

outcomes for children in care

increase suitable accommodation for care

leavers and reduce homelessness

reduce disparities in mental and physical health

outcomes and improve wellbeing.

The DfE has since published Keeping children safe,

helping families thrive, a policy paper outlining the

government’s commitment to keeping families together

and children safe.

The DfE has published a national kinship care

strategy,  to support kinship carers and children across

England. The strategy sets out plans to improve support

to grandparents, other family members and wider family

networks by launching a kinship financial allowance;

creating a new Kinship Care Ambassador role; and

improving the visibility of kinship carers.

Northern Ireland

A life deserved – a strategy for looked after children aims

to improve the well-being of children in care, at risk of

entering care and who have recently left care.

Scotland

Plan 24-30 outlines priority focus areas the Scottish

Government has for children in or on the edge of care, to

achieve goals set by the Independent Care Review.

•

•

•

•

•

•
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This includes a local authority duty to ensure that

children in care can live with their siblings where

appropriate.

Wales

The Programme for government 2021 to 2026 sets out

the Welsh Government’s current priorities, including a

commitment to, “explore radical reform of current

services for children looked after and care leavers”.

This commitment was built on in the Declaration of

radical reform for children and young people's care,

developed by Welsh Minsters with Young Ambassadors

representing the care experienced community, which

sets out the steps needed to promote the rights and

wellbeing of children in care.

Key guidance

England

Statutory guidance and regulations have been issued

under the Children Act 1989 including:

Volume 1 - Children Act 1989: court orders provides

information about the range of orders available under

the Act and the roles of the police and the Children

and Family Court Advisory and Support Service

(Cafcass)

Volume 2 - Children Act 1989: care planning,

placement and case review (PDF) sets out the

functions and responsibilities of local authorities and

partner agencies providing support for looked after

children and their families

35
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•
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Volume 3 - Children Act 1989: transition to adulthood

for care leavers is designed to ensure care leavers are

given the same level of care and support that their

peers would expect from a reasonable parent

Volume 4 - Children Act 1989: fostering services sets

out the functions and responsibilities of local

authorities and independent fostering agencies in

relation to fostering services for looked after

children

Volume 5 - Children’s homes regulations, including

quality standards offers guidance for those providing

residential children’s homes for vulnerable children.

The Children’s social care: national framework statutory

guidance sets out the purpose and principles of

children’s social care, as well as the factors that enable

good practice and the outcomes that should be achieved

for children and families.  It is supported by the

Children’s social care dashboard which aims to measure

how well government and local authorities are achieving

these outcomes.

The statutory guidance Kinship care: framework for local

authorities provides local authorities and their staff with

recommendations on how best to support children who

are cared for by extended family or friends. The guidance

details how local authorities should carry out the duties

set out in the Children Act 1989 in relation to children in

kinship care.  It replaces the statutory guidance

Children Act 1989: family and friends care.

The NICE guideline [NG205] published by the National

Institute for Health and Care Excellence (NICE) sets out

how organisations, practitioners and carers should work

together to deliver high-quality care, stable placements,

and nurturing relationships for looked after children.

•
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•
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Applying corporate parenting principles to looked-after

children and care leavers: statutory guidance for local

authorities (PDF) sets out seven principles local

authorities must follow when supporting children in care

and care leavers.

Northern Ireland

The Protecting looked after children guidance (PDF)

advises professionals on managing protection concerns

relating to looked after children.

Scotland

The Children and Young People (Scotland) Act 2014:

national guidance on part 12: services in relation to

children at risk of becoming looked after, etc gives

frontline practitioners, managers and strategic leaders

an overview of the legal framework for providing support

services.

Part 10 (aftercare) and Part 11 (continuing care) of the

Children and Young People (Scotland) Act 2014 both

have published guidance to explain the provisions.

Guidance on the Looked After Children (Scotland)

Regulations 2009 and the Adoption and Children

(Scotland) Act 2007 clarifies local authorities’ duties.

Wales

Part 6 code of practice (looked after and accommodated

children) (PDF) provides guidance to local authorities on

supporting looked after children.

Children missing from care guidance

47
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Looked after children are more likely to go missing than

other children and are at greater risk of harm if they

do.

The guidance each of the four nations has published

includes:

In England, the Statutory guidance on children who

run away or go missing from home or care (PDF)

outlines action that local authorities and their

partners should take to stop children going missing

from home or care and to protect those who do.

In Northern Ireland, the Police Service Northern

Ireland (PSNI) and Health and Social Care Board's

missing children protocol aims to ensure the agencies

work together effectively in the best interests of the

child.

In Scotland, the National missing persons framework

includes provision for children.

In Wales, the Safeguarding children who go missing

from home or care practice guide provides additional

information about safeguarding missing children.

Care leavers guidance

With outcomes for care leavers consistently poorer than

for non-care-experienced young people,  all four

nations in the UK provide support for care leavers.

In addition to the above key legislation and guidance, the

following documents are also useful for practitioners:

In England, Keep on caring: supporting young people

from care to independence (PDF) sets out

government strategy to improve services, support

and advice for care leavers.  There is also statutory

54
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guidance (PDF) for local authorities on the support

they must provide care leavers up to the age of 25.

In Northern Ireland, Standards: leaving care services

in Northern Ireland sets out minimum standards for

leaving and aftercare services.

In Scotland, Staying put Scotland: providing care

leavers with connectedness and belonging provides

guidance for local authorities and other corporate

parents.

In Wales, the When I am ready: good practice guide

provides guidance for practitioners involved in

making and supporting arrangements for young

people leaving care.
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Investigations correspondent

The bungalow doesn't look much like a children's home. A sheet of privacy
film wrongly placed outside a window is peeling. Inside, the wallpaper is
flaking, carpets are frayed and doors are broken. The children's home is
unregistered and therefore illegal but the provider is charging a council
elsewhere in the country £13,000 a week to care for a vulnerable teenage
girl. She requires the support of three full-time members of staff. There are
no books, toys or games.

Just a few miles away, another illegal children's home is being run from a
council house. Its tenant is subletting the property to a company that is also
charging a different local authority thousands of pounds a week.

Five years ago, my reports into such placements led directly to a government
ban on the use of unregulated children's homes in England. I found that
children as young as 11 were being housed in homes that were not registered
with or inspected by Ofsted. These included squalid flats, tents, caravans,
narrowboats and a home under surveillance by the police for suspected gang
activity.

Why illegal children's homes
are being paid up to £2m per

child by councils

7 hours ago

Noel Titheradge
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The BBC previously found that a 14-year-old boy was placed in unregulated care on this narrowboat
200 miles from his family

I also exposed how one girl was trafficked directly from her home and sexually
abused, while a boy was kidnapped from another home to sell drugs. A
Newsnight investigation said teenagers were being abandoned to organised
crime.

The 2021 ban on under-16s being housed in such homes was meant to bring
an end to the practice. But in reality, councils struggling to accommodate
children are placing more of them than ever in what are now illegal homes - at
huge taxpayer expense. I've now learned of unregistered placements that are
costing as much as £2m per child a year.

The sector is a "Wild West", according to Dr Mark Kerr, chief executive of the
Children's Homes Association. "This is the culmination of 10 years of systemic
failure to develop specialist provision for our most vulnerable children," he
says.

While the majority of children are either fostered, adopted or placed in legal
children's homes, local authorities have struggled to find homes for children
with the most complex needs - who are often the most expensive to care for.
And in around 800 cases in England, councils have turned to unregistered
homes, despite the ban on them, according to the Public Accounts Committee.

So why, if the homes are unregistered and therefore illegal, are English
councils still placing children in them? And how can the system be reformed
so this doesn't continue to happen?
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The scale of the problem
Counter-intuitively, just as the use illegal children's homes has increased, the
number of registered children's homes has soared - doubling from 2,209 to
4,455 in eight years, according to Ofsted. That's despite the fact that there has
only been a 9% increase in the number of children in care over this period.

Many sources tell me that this huge increase in homes has been caused by a
rush of new providers entering the market. Alongside private equity, property
investors have also piled into the market.

And even though many providers have no prior experience in care, prices have
also surged. The amount spent by councils in England on children's residential
homes has doubled in the last four years and tripled in the last eight years.
Four years ago, I found some companies making profits of 40%.

Staffordshire council paid £2.6m last year to care for a teenage girl in a
registered placement who required up to five staff to care for her. The council
says there's a national shortage of specialist homes and the NHS pays half of
the cost of the placement.

Even the average placement in a registered home now costs £6,100 a week, or
£318,000 a year.
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But it's the unregistered homes - which are so brazenly run that Ofsted even
records a tally of them - that cause the most concern.

I've visited many and am continually surprised by the environments in which
children who have faced appalling abuse and neglect prior to entering care are
placed in.

I saw one caravan in Lancashire where a 12-year-old boy had been placed in
the care of a company that also uses narrowboats, with children often ending
up being moved between the two. In contrast, his brother had been in a stable
and far cheaper foster placement for years.

In Portsmouth, I also visited a flat above a shop where a council had placed a
14-year-old known to be at risk of jumping out of windows.

One whistleblower I recently spoke to described seeing a boy living in a house
where the sofa was propped up with two bricks, another said she had seen a
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child barricaded inside a room.

I also met Chereece, a care leaver who says she was moved between holiday
homes in Wales for months - sometimes twice in a week.

Chereece was frequently moved between holiday homes with different staff "like I was a prisoner"

"It was an absolute nightmare", she says. "Different staff, different young
people - I felt like I was a prisoner."

Many of the children in illegal children's homes are located in terraced or
suburban housing in parts of northern England with cheaper rents. One in five
are of all children in care are living at least 20 miles away from where they
grew up, according to Clare Bracey of the national charity Become, which
campaigns to end the practice.

And even illegal placements can be hugely expensive. Our FOI requests show
that multiple illegal children's homes are being paid over £2m per child per
year in extreme cases. These rising costs mean there is less funding for earlier
support that may prevent children being placed in care, according to the Local
Government Association.

'Like putting children in backstreet
clinics'
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So why would councils actively break the law in placing vulnerable children
they are responsible for in sub-standard settings which are not monitored or
inspected?

It's clear that the registered and therefore legal children's home market is not
meeting the demands of a specific cohort of children with complex needs.

This group of children being placed in illegal homes - which is roughly 10% of
those considered to require residential care - are sometimes violent and often
require restraint. Some must even be locked up under Deprivation of Liberty
orders mandated by the High Court for their own welfare.

Do you have any more information about children's homes costs,
conditions or ownership? You can reach Noel directly and securely
through encrypted messaging app Signal on: +44 7809 334720 or by
email at noel.titheradge@bbc.co.uk

Previously, many of these children might have been placed in secure children's
units, where they are locked inside, but places in these are very limited and can
be very expensive. Cornwall has recently been paying £63,000 a week to place
a child in such a setting.

So councils say they are forced to turn to illegal children's homes.

It's a situation akin to removing the "sickest patients" from hospitals and
placing them in backstreet clinics, according to Anders Bach-Mortensen, an
associate professor of social care at Roskilde University.

'The new buy-to-lets'
With a massive increase in the supply of children's homes, it might be expected
that costs of placements would fall for both registered and illegal children's
homes. But the opposite has happened.

Some directors of registered children's homes believe that profiteering is
responsible and cite an increase in property investors entering the sector.

The current exodus of landlords from the rental market led some to look to
convert properties to children's homes.

A whole cottage industry has also developed online to advise landlords how to
flip rental properties.

"Children's homes continue to offer a compelling alternative to traditional
buy-to-lets," argues one middleman who markets his ability to secure the
required planning permission on Instagram.
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More on this story

One conversion in Hemel Hempstead is a "fully hands-off investment with
guaranteed income and no ongoing headaches", he says.

On Facebook groups for managers and directors of children's homes, many
openly admit to running illegal placements.

Some providers say Ofsted should share the blame for this state of affairs. Its
registration process is "broken" and encouraging illegal children's homes to
"thrive", according to one director of a provider of registered homes.

The influx in applications to register children's homes has led to waiting times
of up to 18 months before the regulator takes a decision.

Children in care are being placed in caravans

20 July 2022

Children 'to be banned' from unregulated homes

12 February 2020

Children as young as 11 illegally housed

19 September 2019
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A 14-year-old known to be at risk of jumping out of windows was housed in this unregulated
placement above a shop, the BBC discovered

As a result, some homes feel forced to open illegally or face financial ruin from
rents and other start-up costs, according to directors of providers I have
spoken to.

But why can't registered children's homes accept this cohort of around 800
children?

Directors say these residents - who may have histories of abuse, exploitation
and mental health problems - sometimes smash up premises, attack staff and
regularly go missing.
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Children have also been placed in these holiday cottages, the BBC has learned

And managers of these homes tell me that even if they were to agree to take
these placements for the fees of £30,000-£40,000 a week some local
authorities are paying, this would not be worth the risk. They would rather
leave their homes empty.

Much of their reasoning is down to the long shadow cast over the sector by
the appalling failure to safeguard 106 children in children's homes in
Doncaster run by the provider Hesley.

My reporting found that children with learning disabilities were punched, hit
with a dog lead and left outside overnight in winter, in what a national expert
panel called "systemic and sustained abuse". Ofsted was notified of concerns
on over 100 occasions before the homes were finally closed in 2021.

Providers say the regulator is now overly responsive to safeguarding alerts, or
notifications, which then trigger inspections.

"After Hesley, Ofsted came out really defensive: if they suddenly saw a home
with lots of notifications, it would trigger an inspection. So providers started
sitting back going: 'Oh, I don't want to take that child,'" says Dr Kerr.

'It's not right'
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When the ban on illegal children's homes was introduced, the Conservative
Education Secretary said "the BBC had highlighted something that just
needed to be changed".

"That isn't something that we are going to allow to continue," said Gavin
Williamson MP in 2020. "I think anyone with compassion in their heart realises
it's not right."

But Ofsted has failed to successfully prosecute a single provider of illegal
children's homes. The regulator told the BBC there were ongoing proceedings
against some providers - and newly passed powers will allow it to issue
unlimited fines to illegal children's homes.

It added that it prioritises registrations for placements where children need to
be accommodated urgently and it is "very concerned" about the profit motives
of some providers.

It might seem more surprising that local authorities are also breaking the law
by placing children in these homes in the first place.

One boy was placed with a company that has moved children between narrowboats and caravans,
similar to the one pictured here

But no more stringent regulation has been introduced to hold the directors of
these services personally accountable - in contrast to sectors like financial
services, where bank directors can be held criminally liable by the Financial
Conduct Authority.
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I've learned that some unregistered providers have begun billing local
authorities separately for accommodation and staffing via different
companies, in an effort to mask the fact that they are running a children's
home. Ofsted said it was not aware of this but said constructing a different
invoice would not change the illegality of the provision.

Children's homes were once largely owned and run by local authorities but
appalling abuse scandals from the 1990s onwards contributed to councils and
charities retreating from the sector.

At the same time, a drive to bring in new providers under New Labour saw
councils in England and Wales increasingly commission children's social care,
rather than provide it directly.

This was underscored by David Cameron's call to "release the grip of state
control" on public services.

Now 84% of children's homes in England are privately run – compared with
17% in Denmark.

England’s children’s homes are mostly private
while Denmark’s are mainly public- or charity-
run
Children's homes by sector

Private Local authority Charity

Source: Ofsted (England), Ministry of Social Affairs and Housing (Denmark)
Note: A small number of children's homes in England are hospital-owned
(0 2%)
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At the same time, successive governments have failed to "get a grip" on the
persistent shortage of appropriate placements for these children, according to
Dr Kerr.

"It's always somebody else's fault: it's either the local authorities' fault or the
scandalous profiteering residential sector; nobody will seem to accept
responsibility", he says.

Pressure on these places has also been driven by other factors. A sharp decline
in the use of custody for children over the past two decades, combined with
limited capacity in mental health inpatient beds, has created a bottleneck for
children in crisis.

I've learned that a child experiencing an ongoing mental health crisis - but
without any emergency health problem - recently spent six consecutive nights
in her A&E because the local authority had nowhere to place them.

What governments are doing
The current Westminster government is pinning its hopes of fixing the
problem on its recently passed Children's Wellbeing and Schools Bill.

It says the law will create a clear legal framework that allows children facing
restrictions on their movements to be placed in children's homes.

The government also says it aims to create 10,000 more foster places to help
reduce the need for residential care and provide £53m to invest in new homes.

But critics say this is a drop in the ocean. The UK government's wider policy on
residential care is also unclear.

Both the Welsh and Scottish governments are exploring ways of reducing
private sector dominance of children's social care. From last month, all new
providers of these services in Wales must be not-for-profit.

In February, The Guardian reported that the UK children's homes minister,
Josh MacAlister, said he wanted to cap providers' profits if profiteering
continues.

But there has been no official announcement and the Department for
Education declined to respond to the BBC's questions about whether this was
official government policy.

In a statement, the minister said that running an unregistered home was
"wrong" and its new legislation would provide additional safeguards for
children in care.
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In the meantime, the market failure to provide places for this cohort of
children currently housed in illegal homes urgently needs to be addressed,
according to Anders Bach-Mortensen, who is also a senior researcher at
Oxford University.

He says one solution may be the construction of many more publicly owned
children's homes, but this is enormously expensive and may require greater
central government involvement given the parlous finances of most local
authorities.

Another solution could be a partnership between councils and the UK's
fledgling non-profit sector - which accounts for only 4% of children's homes in
the UK but 29% in Denmark.

Bach-Mortensen says the UK is stuck in a bind where changes are needed but
"acting rashly" could mean driving good providers out of the system.

Until the situation is addressed, it will be some of the most vulnerable people
in our society who bear the ultimate cost.

BBC InDepth is the home on the website and app for the best analysis, with fresh
perspectives that challenge assumptions and deep reporting on the biggest issues
of the day. Emma Barnett and John Simpson bring their pick of the most thought-
provoking deep reads and analysis, every Saturday. Sign up for the newsletter
here
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Related topics
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21/05/2026, 07:39 Why illegal children's homes are being paid up to £2m per child by councils - BBC News

https://www.bbc.co.uk/news/articles/cwy2vxp48y8o 15/15

https://www.bbc.co.uk/news/topics/cg5rv3gjj22t
https://www.bbc.co.uk/news/topics/c40rjmqdlljt
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APPENDIX SIX - REGULATION 18 DRAFT LOCAL 
PLAN ALLOCATION (JUNE 2021) 
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CFS69a: 

Site Ref. CFS69a Site  
Land at Carpenders Park Farm – Northern 

Parcel 
Size (ha): 12.7 

 

Current 

Use 
Agricultural  

Dwelling 

Capacity 
485 

Green Belt 

Yes. If allocated, the 

Green Belt boundary 

would have to be revised 

Phasing 6-15 years 

Comments 

The southern boundary of the site is a 10 metre distance from the Hartsbourne Flood Storage Area and 

development would need to ensure protection of this designated flood risk asset. Proposals would need to 

provide suitable mitigation to address the surface water flood risk on areas of the site and development would 

need protect the public right of way running through the site to the north. The site would be required to provide 

open space, play space and a primary school. 

 

Question 63 
Do you agree that that Site CFS69a is an appropriate development site? If not, 

please outline your reasons. 

 

PCS47: 

Site Ref. PCS47 Site  South of Little Oxhey Lane Size (ha): 19.4 

 
 

Current 

Use 
Agricultural 

Dwelling 

Capacity 
 678  

Green Belt 

Yes. If allocated, the 

Green Belt boundary 

would have to be revised 

Phasing 6-15 years 

Comments 

Any development will need to take into consideration the medium pressure gas pipeline which runs along the 

southern boundary and an appropriate buffer from the pipeline to development will be required. A buffer would 

also be required between development and the overhead electricity cables which run through the site. A 

detailed heritage impact assessment and an archaeological assessment would be required prior to any 

development in order to protect and mitigate any potential adverse impacts to heritage assets. Proposals would 
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APPENDIX EIGHT – HOUSEBUILDER LETTERS 



 

Bellway Homes Limited (Group Office), Woolsington House, Woolsington, Newcastle Upon Tyne, NE13 8BF 

 

  

 

By Email Only 
E: nstevenson@burlington-uk.com 

Tel: 01895 671100 

www.bellway.co.uk 
 

08/05/2026 
 

SUBJECT TO CONTRACT 

 

Dear Nathan 
 

Re Land East of Oxhey Lane, Carpenders Park 
 
As requested, I am writing to set out what we believe to be realistic timescales for 
delivering this proposed development, should planning permission be granted at the 
upcoming appeal. As you are aware, Bellway are particularly interested in this 
opportunity and feel with our wealth of experience in this wider area, we are well 
placed to deliver these homes. 
 
Following our recent correspondence, I am pleased to suggest the below timescales 
for delivery of the scheme. These dates are subject to a successful Appeal decision 
and swift Reserved Matters determination by Three Rivers DC, although we feel 
these timescales are robust and based on previous experience delivering similar 
schemes. 
 
Inquiry – July 2026 
Appeal Decision – September 2026 
JR Free Outline Permission – March 2027 
Challenge Free RM Approval – March 2028 
Registered Provider Agreement Exchanged – March 2028 
Start on Site – June 2028 
First Unit Delivery - May 2029 
 

Nathan Stevenson, Managing Director 
Burlington Property Group 
Foresters Hall 
25-27 Westow Street 
Upper Norwood 
London.  SE19 3RY 

Bellway Homes Limited 
North London 

Bellway House  
Bury Street 

Ruislip 
Middlesex   

HA4 7SD 



 

 
 
 
BELLWAY HOMES 
 
Bellway has a strong track record in Hertfordshire, with past and forthcoming 
schemes in Chiswell Green, Borehamwood, Cuffley, Colney Heath and Watford.  
Bellway also has a long-standing reputation for the exceptional quality of our product 
which would complement the setting of this development and ensure a high-quality 
standard is set from the outset for this new community.   
 
We look forward to discussing this opportunity with you in due course.  
 
Yours sincerely, 

  

 Melys Concu 
 Land Director (North London) 

 E: melys.concu@bellway.co.uk 

 Mob: 07890 660928 

 

 

 

 

 

 

 

 

 

 

 

 



 
 
 

 

Cala Homes (Chiltern) Limited, 
Boston House, Boston Drive, 

Bourne End, SL8 5YS  

T:   01628 552 300 

cala.co.uk 

Our letterhead is plain for  
more sustainable printing 

Registered in England & Wales: 08800064. Registered Office: CALA House, 54 The Causeway, Staines-Upon-Thames, Surrey, TW18 
3AX. CALA Homes (North Home Counties) Limited act as an agent for CALA Management Limited – registered office Adam House,  
5 Mid New Cultins, Edinburgh, EH11 4DU. CALA Management Limited forms part of the CALA Group Limited. 

 
 
 
 
 

FAO Nathan Stevenson 
Managing Director 
Burlington Property Group 
Foresters Hall 
25 – 27 Westow Street 
Upper Norwood 
London 
SE19 3RY  

                                                     28th April 2026 
 

Dear Nathan,         SUBJECT TO CONTRACT 

 

Re: Land to the East of Oxhey Lane, Carpenders Park 
 
As requested, I am writing to set out what we believe to be realistic timescales for delivering this 
proposed development, should planning permission be granted at the upcoming appeal. As you 
are aware, and as we have maintained since we first looked at this site, Cala remain particularly 
interested in this opportunity and feel that with our wealth of experience in this location, we are 
well placed to deliver these homes. 

Following our recent correspondence, I am pleased to suggest the below timescales for delivery 
of the scheme. These dates are subject to a successful Appeal decision and swift Reserved 
Matters determination by Three Rivers Council. Notwithstanding this, we feel these timescales 
are robust and are justified based on previous experience delivering schemes nearby. 

Inquiry – July 2026  

Appeal Decision – September 2026  

JR Free Outline Permission – October 2026  

RM Planning submission – April 2027  

Challenge Free RM Approval – December 2027  

Registered Provider Agreement Exchanged – December 2027  

Start on site – January 2028 

First unit delivery (Affordable) – October 2028 

Cala Homes have a strong track record in Hertfordshire, currently delivering schemes in St 
Albans, Bovingdon, Kings Langley and St Albans. Cala has a long-standing reputation for the 
exceptional quality of our product, which would complement the setting of this development and 
ensure a high-quality standard is set from the outset for this new community. 

We look forward to discussing this opportunity with you in due course. 



 
 

 

Yours sincerely,  

 
Neil Farnsworth, Head of Planning 
Cala Homes (Chiltern) Ltd 
Email: nfarnsworth@cala.co.uk  
Mob: 07977 506037  



 

 

Taylor Wimpey North Thames  
The Dock  
Station Road 
Kings Langley 
Hertfordshire 
WD4 8LZ 
 
T: 0208 236 3800 
 
www.taylorwimpey.co.uk 

 

FAO Nathan Stevenson 

Burlington Property Group 

Foresters Hall 

25-27 Westow Street 

Upper Norwood 

London 

SE19 3RY 

 

 

Dear Nathan, 

  

RE: Land East of Oxhey Lane, Carpenders Park  

  

Further to our discussions, I am writing to set out what Taylor Wimpey believe to be realistic timescales 

for delivering the proposed development at the above site should planning permission be granted at the 

upcoming appeal. As you are aware, and as we have maintained since we first looked at this site in 

2025, Taylor Wimpey remain interested in this opportunity and feel with our extensive experience in this 

location, we are well placed to deliver these much needed homes. 

 

Following our recent correspondence, I am pleased to suggest the below timescales for delivery of the 

scheme. These dates are subject to a successful Appeal decision and a swift Reserved Matters 

determination by Three Rivers DC, however we feel these timescales are robust considering our 

previous experience of delivering schemes nearby. 

 
Inquiry – July 2026 

Appeal Decision – October 2026 

JR Free Outline Permission – November 2026 

Reserved Matters Planning Submission – May 2027 

Challenge Free Reserved Matters Approval – February – 2028 

Registered Provider Agreement Exchanged – March 2028 

Site Start – April 2028 

First Affordable Delivery – January 2029  

 

Taylor Wimpey North Thames Track Record 

Taylor Wimpey have a strong track record in Hertfordshire, currently delivering schemes in Hemel 

Hempstead, Bovingdon, Hoddesdon, Codicote, and Carpenders Park (nearby to this site). Through 

delivering these schemes we have built a reputation for exceptional build quality and customer 

satisfaction which would be replicated on this scheme. 

 

I look forward to discussing this opportunity with you in due course. 

 

Yours Sincerely, 

Ollie Johnson  

 

 

 

Land and Planning Director, Taylor Wimpey North Thames 
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APPENDIX NINE – SOCIAL ECONOMIC 
INFOGRAPHIC 



 Affordable
Homes

50%256
NEW

HOMES

ECONOMIC BENEFITS ECONOMIC BENEFITS 
Carpenders ParkCarpenders ParkCarpenders Park
Three Rivers District Council
Outline application for the erection of up to 256 homes (including
affordable and self/custom build housing) (Class C3), housing
with care homes (Class C2) and a children’s home (Class C2),
together with associated landscaping, open space and access.

The ProposalThe ProposalThe Proposal

Construction BenefitsConstruction BenefitsConstruction Benefits

Operational and Expenditure BenefitsOperational and Expenditure BenefitsOperational and Expenditure Benefits

Local Authority Revenue BenefitsLocal Authority Revenue BenefitsLocal Authority Revenue Benefits

208 FTE indirect and
induced jobs Estimated construction cost

  

£65 million

Based on 5 year Construction Phase

 172 FTE jobs 

First Occupation
Spending

£1.98* million

£1.03 million 
S106 Contributions

 
£12.28 million 

GVA 

£598k

Construction
workers direct

spending

Per Annum

 local spending in 
Three Rivers

£4.02* million

Per Annum

£629k
Council Tax 

Per Annum in
perpetuity

18 FTE jobs

Operational staff 

Children’s
Home

(for looked
after children)

1

*This is on the basis of 256 dwellings

Self/Custom
Build Homes*

10%
Housing with
Care Homes

60

 *based on proposed market housing provision
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T1 - A2
Common Oak

G1 - C2
Blackthorn

T2 - B3
Ash

T3 - A2
Common Oak

T4 - A3
Common Oak

T5 - A2
Common Oak

T6 - A2
Common Oak

T7 - A2
Common Oak

T8 - B2
Common Oak

T9 - A2
Common Oak

T10 - B2
Common Oak

T11 - A2
Common Oak

T12 - B2
Common Oak

T13 - B2
Common Oak

T14 - B2
Common Oak

G2 - C2
Blackthorn T15 - C2

Common Oak

T16 - C2
Common Oak

T17 - C2
Common Oak

T18 - B2
Common Oak

T19 - C2
Ash

T20 - C2
Common Oak

G3 - C2
Blackthorn

T21 - A3
Common Oak

T22

T57 - B2
Common Oak

T58 - C2
Common Oak

T59 - A2
Common Oak

T60 - U
Unknown

T61 - A2
Common Oak

T62 - B2
Common Oak

T63 - A2
Common Oak

T64 - A3
Common Oak

T65 - B2
Common Oak

T66 - A2
Common Oak

T67 - B2
Common Oak

T68 - A3
Common Oak
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Indicative footpath position shown.  Will be
aligned outside the RPAs of trees identified for
retention.  Where realignment not feasible
then a 'no-dig' surface solution will be utilised.
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HEAD OFFICE
Rodbourne Rail Business Centre, Grange Lane,

Malmesbury, SN16 0ES
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Unit 7, Godalming Business Centre, Woolsack Way
Godalming, GU7 1XW

Tel: 01483 425714

Suite 6, Crescent House, Yonge Close,
Eastleigh, SO50 9SX

Tel: 02382 026300
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www.acdenvironmental.co.uk

ENVIRONMENTAL

Sheet 1 of 4

LEGEND

WHY TREE PROTECTION IS NEEDED
1) Soil compaction kills roots- caused by plant movement and storage
of materials within protected areas.
2) Trenching severs roots- many small roots grow within the top
600mm of soil. Even the removal of the top 200mm can cause damage.
3) Soil pollution kills roots- Dripping fuel storage or cement washings
can contaminate the soil resulting in root death.
4) Raising & lowering levels kills roots- the soil used to increase
levels can compact the underlying soil (see point 1). Lowering levels will
remove roots causing damage to the tree.
5) Bark and branch damage- bark removal and branch damage can
allow disease and fungi into the tree.
The impact of any of the above can take years to show- trees can
have huge reserves of food and water.

3

2

1 4

5

2

1: Weldmesh (e.g Heras) Panels. 2: Concrete or rubber ground blocks
3: Scaffold pole uprights, driven firmly into ground, then secured to panel
4: Uprights driven into ground through fixture in ground block, then
secured to panel. 5: Panels to be interlinked using scaffold clamps

TREE PROTECTION FENCING & EXCLUSION ZONE

All fencing shall be installed prior to any plant activity on site
whatsoever, including: demolition, utility installation, groundworks,
and soil stripping

Once erected, all TPF will be regarded as sacrosanct, and will not be removed or altered
without prior recommendation by the project arboriculturist and approval of the local planning
authority. The TPF shall comprise of interlocking weld-mesh panels (e.g. Heras), well braced by
attachment to scaffold pole uprights driven firmly into the ground. Should any alternative
method of barrier construction be proposed, consultation with the project arboriculturist will be
obtained to clarify the efficacy of the revised design prior to informing the local planning
authority and obtaining their consent. Once the exclusion zone has been protected by barriers
and/or ground protection, construction work can commence. All weather notices may be
erected on the barriers.

NO-DIG SURFACE
Cellular confinement system (CCS) to be used to create this area of
hard surface, above the existing ground level. Topsoil to be retained.
Depth of CCS to be 50-75mm for pedestrian surfaces and 100-200mm
for vehicular surfaces. Surface to be porous to approved details and
specifications. To be installed under arboricultural supervision.
All specifications subject to engineering design.

Suitable edging fixture

Top soil to
BS3882:2007

Depressions
and soft spots in
formation to be
filled with sharp
sand to levels
required

Porous surface to finish

TreeTex T300 non-woven geotextile or
similar approved laid over formation

CCS/Cellular
confinement system
(Geosynthetics CellWeb
or similar approved)

Cells to be filled with 20-40mm clean graded angular
stone to manufacturers details and specifications

TreeTex T300 geotextile or similar
laid over CellWeb

For pedestrian movements the installation of ground protection as shown will suffice.
For further details see BS5837:2012 Section 6

GROUND PROTECTION WITHIN ROOT PROTECTION AREAS
Foot traffic Scaffolding

Protective
fencing

Ground undisturbed and protected by additional
level of scaffold boards mounted150mm above ground level

Protected
area

GROUND PROTECTION ADJACENT TO PROPOSED BUILDINGS
The area of ground is within the RPA of the adjacent retained tree.
Ground protection must be installed according to the following
specification/schematic.

T1 T1

TREE TO BE REMOVEDTREE TO BE RETAINED

ROOT PROTECTION
AREA (RPA) FOR
RETAINED TREES

A CATEGORY TREE
B CATEGORY TREE
C CATEGORY TREE
U CATEGORY TREE

INDICATIVE SERVICE
ROUTE AVOIDING
PROTECTION AREAS
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