THREE RIVERS DISTRICT COUNCIL
TOWN AND COUNTRY PLANNING ACT 1990

REFUSAL OF OUTLINE PERMISSION TO DEVELOP LAND

To: Mr Paul Hill On behalf of Richborough
RPS Consulting Services Ltd
4th Floor
1 Newhall Street
WR4 0HD
Birmingham
B3 3NH
Site : Land To North Of Little Green Lane Croxley Green WD3 3SP
Proposed Outline Application: Development of up to 600 residential dwellings (Use Class C3(a)),
Development : construction of a 5-bedroom property for childrens social care and supported living (Use
Class C3(b)). Two vehicular access points from Little Green Lane and further pedestrian
/ cycleway accesses. A one form entry primary school (Use Class F1(a)) (plus
expansion land for a two form entry primary school). A mixed use local centre including
provision for NHS health and social care services (Use Class E(e)), community building
(Use Class F2), retail and cafe provision (Use Class E(a-c)), car parking and associated
infrastructure. A country park, areas for play and recreation, allotments, community
orchard and landscaping with associated infrastructure including sustainable urban
drainage systems. (Layout, scale, appearance and landscape as reserved matters).
Ref No : 24/2073/0OUT
Date Received Valid: 16 January 2025

In pursuance of its powers under the above-mentioned Acts and the Orders and Regulations for the time being in
force thereunder, the Council as Local Planning Authority hereby REFUSES OUTLINE PLANNING PERMISSION,
to the development proposed by you in your application as set out above and shown on plan numbers:
T24544.001 Rev E, T24544.002 Rev D, T24544.003 Rev F, T24544.004 Rev B, T24544.005 Rev C,
Land Use Parameter Plan (P24-1200_DE_0014_S1_Rev F), Indicative Building Heights (P24-
1200_DE_0016_S1_Rev B), Indicative Street Hierarchy (P24-1200_DE_0023_S1), Indicative
Placemaking (P24-1200_DE_0024_S1), Design Code (Revision C, October 2025) accompanying the
application for the following reasons:-

The proposed development constitutes inappropriate development within the Green Belt which is by
definition harmful to the Green Belt. In addition the development would also result in actual harm to
the openness of the Green Belt and would conflict with purposes (a) and (c) of including land within
the Green Belt. No Very Special Circumstances exist to clearly outweigh the harm that would be
caused by the proposed development by virtue of its inappropriateness and other harm it would
cause. The proposed development would therefore be contrary to Policy CP11 of the Core Strategy
(adopted October 2011), Policy DM2 of the Development Management Policies LDD (adopted July
2013) and Section 13 of the NPPF (2024).

The proposed development by virtue of intensification of use, would result in the deterioration of
Ancient Woodland within and adjacent to the site. There are no wholly exceptional reasons to justify
the deterioration of these irreplaceable habitats and it has not been demonstrated that the impacts
can be mitigated. The development is therefore contrary to Policy CP1 of the Core Strategy
(adopted October 2011), Policy DM6 of the Development Management Policies LDD (adopted July
2013), Policy 6.3 of the Sarratt Neighbourhood Plan (2025) and paragraph 193 of the NPPF (2024).

In the absence of a signed agreement or undertaking under the provisions of S106 of the Town and
Country Planning Act 1990 the development fails to secure necessary infrastructure obligations
towards: Primary Education; Secondary Education; Special Educational Needs and Disabilities
(SEND); Children's Home; Waste Transfer Station; Highways; Medical Centre; Mental Health Care;



Community Healthcare; step free access at Croxley Green Station; Affordable Housing; Biodiversity
Net Gain; Sports Provision; Country Park and Woodland Management and associated monitoring
fees. The application therefore fails to provide obligations necessary to make the application
acceptable in planning terms and fails to meet the requirements of Policies CP1, CP4, CP8, CP9
and CP10 of the Core Strategy (adopted October 2011), Policies DM6, DM10, DM11 and DM12 of
the Development Management Policies LDD (adopted July 2013), Policy 5 of the Sarratt
Neighbourhood Plan (2025) and the NPPF (2024).

INFORMATIVES :-

1 In line with the requirements of the National Planning Policy Framework and in accordance with the
Town and Country Planning (Development Management Procedure) (England) Order 2015, the
Local Planning Authority has considered, in a positive and proactive manner, whether the planning
objections to this proposal could be satisfactorily resolved within the statutory period for determining
the application. Whilst the applicant and/or their agent and the Local Planning Authority engaged in
pre-application discussions, the proposed development fails to comply with the requirements of the
Development Plan and does not maintain/improve the economic, social and environmental
conditions of the District.

Dated: 30 January 2026

Signed KI‘ W

Kimberley Rowley
Head of Regulatory Services
Three Rivers District Council, Three Rivers House, Northway, Rickmansworth, Herts WD3 1RL
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NOTES
Appeals to the Secretary of State

HOUSEHOLDER APPEALS ONLY

If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed
development or to grant it subject to conditions, then you can appeal to the Secretary of State under section 78 of
the Town and Country Planning Act 1990.

As this is a decision to refuse planning permission for a householder application, if you want to appeal
against your local planning authority’s decision then you must do so within 12 weeks of the date of this
notice

Appeals can be made online at: https://www.gov.uk/appeal-householder-planning-decision. If you are unable to
access the online appeal form, please contact the Planning Inspectorate to obtain a paper copy of the appeal form
on 0303 444 5000.

The Secretary of State can allow a longer period for giving notice of an appeal but will not normally be prepared to
use this power unless there are special circumstances which excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that the local planning
authority could not have granted planning permission for the proposed development or could not have granted it
without the conditions they imposed, having regard to the statutory requirements, to the provisions of any
development order and to any directions given under a development order.

If you intend to submit an appeal that you would like examined by inquiry then you must notify the Local Planning
Authority and Planning Inspectorate (inquiryappeals@planninginspectorate.gov.uk) at least 10 days before
submitting the appeal. Further details are on https://www.gov.uk/government/collections/casework-dealt-with-by-
inquiries

ALL OTHER TYPES OF APPEALS

If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed
development or to grant it subject to conditions, then you can appeal to the Secretary of State under section 78 of
the Town and Country Planning Act 1990.

If you want to appeal against your local planning authority’s decision then you must do so within 6 months
of the date of this notice.

If this is a decision to refuse planning permission for a minor commercial application, if you want to appeal
against your local planning authority’s decision then you must do so within 12 weeks of the date of this
notice.

If an enforcement notice is served relating to the same or substantially the same land and development as
in your application and if you want to appeal against your local planning authority’s decision on your
application, then you must do so within:

28 days of the date of service of the enforcement notice, or within 6 months [12 weeks in the case of a
householder appeal] of the date of this notice, whichever period expires earlier.

Appeals can be made online at: https://www.gov.uk/appeal-householder-planning-decision. If you are unable to
access the online appeal form, please contact the Planning Inspectorate to obtain a paper copy of the appeal form
on 0303 444 5000.

The Secretary of State can allow a longer period for giving notice of an appeal but will not normally be prepared to
use this power unless there are special circumstances which excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that the local planning
authority could not have granted planning permission for the proposed development or could not have granted it
without the conditions they imposed, having regard to the statutory requirements, to the provisions of any
development order and to any directions given under a development order.

If you intend to submit an appeal that you would like examined by inquiry then you must notify the Local Planning
Authority and Planning Inspectorate (inquiryappeals@planninginspectorate.gov.uk) at least 10 days before
submitting the appeal. Further details are on https://www.gov.uk/government/collections/casework-dealt-with-by-

inquiries
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Purchase Notices

If either the local planning authority or the Secretary of State refuses permission to develop land or grants it subject
to conditions, the owner may claim that the owner can neither put the land to reasonably beneficial use in its
existing state nor render the land capable of a reasonably beneficial use by the carrying out of any development
which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council (that is, where the land is situated
in a National Park, the National Park Authority for that park, or in any other case the district council (or county
council which is exercising the functions of a district council in relation to an area for which there is no district
council), London borough council or common council of the City of London in whose area the land is situated).
This notice will require the Council to purchase the owner’s interest in the land in accordance with the provisions of
Chapter 1 of Part 6 of the Town and Country Planning Act 1990.

DCREOUTZ



