
23 Robinson Avenue 
Goffs Oak 

Waltham Cross 
Hertfordshire 

EN7 5NY 
 

5th August 2022 
 
Dear Mr Wordsworth, 
 
Re: Appeal APP/W1905/W/22/3300254 
 
Further to my previous submissions to Broxbourne Council, I write in support of the decision 
by Broxbourne Council’s Planning Committee to vote unanimously against the development 
of 58 dwellings on the Fairmead site off Cuffley Hill in Goffs Oak. I do so for the following 
reasons: 
 
The proposed development and consultation on it 
The plan presented by Countryside Properties, which was unanimously rejected by the 
Planning Committee of Broxbourne Council, is a determined attempt to over-develop the 
area. Residents have been consulted on three separate occasions (3rd April 2019, 19th 
December 2019 and 23rd August 2021) and each time it has been for 58 dwellings. I am 
opposed to any development on the site, but even in the Local Plan it is proposed that 
approximately 26 dwellings should be allocated to this site. That was endorsed by the 
independent inspector's report and appendix dated 14th April 2020. In no definition of the 
word 'approximately' can an allocation of 58 dwellings - more than double the suggested 
figure - be justified. 58 dwellings are not what Broxbourne Council originally proposed in the 
Local Plan and what is the point of a government inspector endorsing a number, for it simply 
to be ignored? More than that, in the letter of 23rd August 2021, the configuration of the 58 
dwellings was as follows: 12 – 2 bedroom, 14 – 3 bedroom, 22 – 4 bedroom, 5 – 5 bedroom 
and 5 – 1 bedroom. By the time it came to the Planning Committee in January 2022, it had 
been changed to: 14 – 2 bedroom, 9 – 3 bedroom, 32 – 4 bedroom and 3 – 5 bedroom. This 
is a considerable change as the footprint of 32 four bedroomed houses is far greater than 
houses with a smaller number of bedrooms. The building of 58 dwellings on this site would 
negatively impact on those already living in Goffs Oak.  
 
Traffic, parking and access for emergency and refuse vehicles 
I am aware that Hertfordshire County Council has stated that the increase in traffic would 
not be an issue, but were this appeal to be successful and the plan to go ahead, it would  
mean considerable disturbance to the residents of Goffs Oak. Cuffley Hill and Goffs Lane do 
not have the capacity to cope, not only with the construction traffic during the development 
period, but with extra traffic that will result from the planned expansion. These roads are 
already heavily used and the planned development is likely to make them dangerous - 
previous applications for development on the site have been turned down for this very 
reason. In a letter that we have dated 26th April 1991 (copy attached), the Planning 
Inspectorate dismissed a developer’s appeal and upheld the Council’s decision to deny the 
development on the Fairmead site and it included the following: “… the number of traffic 



movements into and out of the site, particularly during the peak periods, would 
unacceptably interrupt the free flow of traffic on Cuffley Hill which is already operating at or 
above capacity at times and this would create danger and inconvenience to other road 
users.” And that was 31 years ago… The Department of Transport has stated: “There is no 
evidence to suggest that car ownership levels have reduced but rather, they are forecast to 
grow by 25% between 2001 and 2036”. The research that was used in assessing the traffic 
impact, included some communities in Devon and Dorset which have absolutely no 
comparison to a village just a few miles north of the M25 and, in addition to that, some of 
the figures were well over a decade old. We have already seen the impact on the traffic that 
has resulted from other developments along Cuffley Hill and Goffs Lane. There are already 
times where the quickest route from Cuffley into Goffs Oak is via Newgate Street village and 
that cannot be right. 
In this scheme, there is insufficient parking for the likely number of cars that would appear 
from the number of houses and given that the number of four bedroomed houses has 
increased, in Countryside’s most recent proposal, that is likely to further increase the 
number of cars on the site than was the case in previous plans. All this means that many 
cars would be parked on the road and they would be even more likely to encroach on the 
pavement. This would mean that emergency vehicles or refuse disposal vehicles would not 
be able to access the site properly. I have not seen any evidence that the Fire Service is in 
support of this plan. This volume of traffic also makes it more dangerous for children and 
vulnerable people. 
 
Potential flooding 
When there is any rain of note, there is moderate to severe flooding where the road dips 
towards Cuffley. The current drainage system is not fit for purpose and, therefore, it would 
not be able to cope with the addition of the planned new houses as well.  
 
Land contamination 
The Fairmead site is known to contain contaminated land which, if it were to be developed, 
would provide unacceptable health risks to current and future residents and insufficient 
investigation has been undertaken of the land.  
 
Biodiversity 
This plan does not give sufficient consideration to the impact on the current biodiversity of 
the Fairmead site: this development will destroy most, if not all, of the natural life that 
exists on the site. Since the original plan went out for consultation in August 2021, there 
have been two additional modifications submitted, without any explanation, by the 
developers. They simply appeared on the Council’s portal and they still do not sufficiently 
address the environmental issues. 
 
Impact 
The impact that this proposed over-development will have on the people, community and 
environment of Goffs Oak as a whole has to be considered. All the factors that I have 
outlined will ultimately impact negatively, directly and indirectly, on both the physical and 
mental health of residents and that must be considered and yet, at the same time, with the 
increased population of Goffs Oak, comes the significant risk of inadequate NHS and other 
services for the community. There is not the infrastructure to cope with this scale of 












