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REPRESENTATIONS TO DACORUM LOCAL PLANNING FRAMEWORK 
SITE ALLOCATIONS DEVELOPMENT PLAN DOCUMENT EXAMINATION  

HARROW ESTATES (REPRESENTOR ID 868800)  

1.1 This Statement sets out Harrow Estates’ response to the questions and issues raised and, 
where appropriate, explains why the plan is not considered to be sound as presented. A 
series of amendments to address deficiencies with respect to soundness are suggested within 
Harrow Estates’ representations to the Pre-Submission Site Allocations Development Plan 
document (September 2014) and its representations to the Focused Changes to Pre-
Submission Site Allocations DPD (September 2015). Both of these documents are provided at 
Appendix A to this statement. 

Matter 6 – GENERAL SITE SPECIFIC ISSUES 
1.2 A number of the questions and issues raised in Matter 6 are addressed in other Hearing 

Matter statements submitted by Harrow Estates, particularly Matters 2, 4 and 11. Reference is 
made to these other statements where necessary in responding to Matter 6.  

1) Are the allocated sites appropriate and deliverable? 

Meeting the full objectively assessed need for housing 
1.3 Harrow Estates has identified a series of deficiencies in the Site Allocations Development Plan 

Document (SADPD) and its approach to identifying and meeting the full objectively assessed 
needs for housing in the Borough over the plan period within its statements made in respect of 
Matters 2, 4 and 11. These issues make the plan unsound in its submitted form, 

1.4 The identified sources of housing land supply (including proposed allocations) are projected to 
deliver a total of 11,091 dwellings over the plan period 2006 to 2031 based on an annual 
requirement of 430 units set out in the adopted Core Strategy (CS). This contrasts with a 
potential requirement over the period 2013 to 2031 of at least 756 dwellings1 from 2013 
onwards, representing a total plan period requirement of at least 16,818 units (430 units per 
annum between 2006 and 2013 and 756 units per annum between 2016 and 2031) as set out 
in Harrow Estates Matter 4 statement.  

1.5 Irrespective of the suitability and deliverability of individual sites identified for allocation, it is 
clear that   collectively they will be unable to meet the full housing requirement for the Borough 
over the plan period. Harrow Estates’ has therefore recommended that SADPD should make 
a commitment to progressing the CS review as a matter of urgency, consistent with the 
adopted CS. It should also acknowledge the need to find additional sources of land to meet 
the FOAN for the Borough and identify suitable locations where this additional growth may be 
delivered over the plan period. Such sites would then be subject to full review through the CS 
review and development of the new Local Plan.  

Evidence base  
1.6 It is also noted that the proposed Green Belt releases have not been informed by a 

comprehensive Green Belt review, nor has an appraisal of the potential impact on the 
Chilterns AONB been undertaking in accordance with the requirements of paragraph 116 of 
the Framework to support the development proposals within the AONB. The evidential basis 

                                                      
1 Based on the South West Hertfordshire Strategic Housing Market Assessment (February 2016) 
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for the proposed Green Belt releases and development proposals within the AONB is 
incomplete. These development proposals cannot be demonstrated to be the most 
appropriate sites when considered against reasonable alternatives, particularly in cases where 
these allocations are not supported by the CS (e.g. the extension of the LA5 allocation into the 
AONB). This position is set out in full detail in Harrow Estates’ Matter 2 statement.  

Proposed allocation LA5  
1.7 Harrow Estates’ Matter 11 statement sets out some specific concerns regarding the suitability 

and deliverability of the proposed allocation LA5, including that it proposes a larger release of 
Green Belt than supported by the CS and includes development within the Chiltern AONB; 
also not supported by the Core Strategy. The Council and land owner of the proposed 
allocated site made a commitment to avoid development within the AONB as part of the 
promotion of the site through the CS. This commitment was given weight in the CS Inspector’s 
finding that the allocation was sound in principle.2 The extension of the allocation into the 
AONB and further into Green Belt than proposed through the CS, reflects the desire to 
achieve an increased housing yield from this site. To this extent, the amount of housing 
development which the allocation is proposed to deliver has increased from 150 units (as 
proposed through the CS3) to between 180 and 200 units. 

1.8 The current proposed allocation clearly does not reflect the provisions of the CS in this regard. 
It should therefore be reduced in scale (number of units) and in size (exclude Green Belt land 
and development within the AONB land) to ensure CS consistency.  

1.9 As a general point, Harrow Estates would also emphasise that, notwithstanding the impact on 
the AONB, there is no evidential or policy basis for increasing the housing yield from allocation 
LA5 from 150 units (as supported by the CS) to between 180 and 200 units. The increased 
yield reflects the supply constraints to housing growth in the Borough. However, the CS 
review provides the correct and proper procedure for considering how the additional growth 
required over and above that supported by the CS will be delivered. Ad hoc, piecemeal and 
untested increases to the capacity of sites through the SADPD is not an appropriate or sound 
approach to increasing delivery. The resultant impact on the AONB only serves to reinforce 
this point.  

Level of development in Tring  
1.10 More generally, Harrow Estates’ Matter 4 statement identifies a number of issues regarding 

the ability of the proposed allocations in Tring to meet the housing needs of this settlement, 
both in terms of market and affordable housing, and the resultant conflict with Policy CS1 of 
CS which results from this. Collectively the allocations proposed are not able to meet the full 
housing needs of the town. 

Additional site for proposed development - Land at Station Road, Tring 
1.11 Matter 6 invites representors seeking to promote additional sites to demonstrate that the 

questions set out under Matter 6 are answered in respect of the site being promoted.  

1.12 Harrow Estates has submitted a detailed Site Advocacy document relating to land to the north 
of Station Road to the Council as part of a previous call for site exercise undertaken in 2015. 
This is provided at Appendix B to this Statement. This sets out a case, vision and masterplan 
for the site’s development as a sustainable urban extension to the east of Tring, including the 

                                                      
2 See Statement of Common Ground between Dacorum Borough Councik and Cala Homes  
3 Dacorum Core Strategy (2006 to 2031) Table 9  
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potential provision of replacement school playing pitches for Tring High School. This 
demonstrates the site’s sustainability as a location for growth based on the following key 
points: 

• Unlike the majority of land in the north of the borough the land lies outside the Chilterns 
AONB and is not subject to the additional [national and local] policy constraint that such 
designation affords; 

• The site lies within short walking distance of Tring Rail Station and on a bus route, 
offering a highly sustainable location which is appropriate for residential development. 
The eastern edge of the town should be the main focus for future expansion; 

• The site lies on the eastern edge of the town and to the north of Pendley Manor which 
is identified in the Core Strategy as the eastern boundary of Tring;4 

• The site is not in a conservation area nor does it contain any listed buildings. While the 
listed Pendley Manor lies to the south of Station Road, the site is of sufficient scale to 
ensure the setting of the Manor can be both protected and enhanced through sensitive 
masterplanning and landscaping; 

• There is scope to accommodate new playing fields for Tring School and the local 
community on part of the site and in relatively close proximity to the school; 

• While there are some archaeological remains on the site, these are limited to crop 
markings extending to roughly 0.4 ha in a single location and can be retained within 
open space as part of masterplanning any future development. This situation differs 
markedly from other potential alternative development sites around the town (e.g. south 
of Station Road / Dunsley Farm) where there are significant archaeological and heritage 
constraints; 

• The land does not form any part of a key biodiversity area or strategic wildlife corridor. 
However, there are significant opportunities to enhance the ecological value of the site 
through retention and appropriate management of existing mature trees and 
hedgerows, and significant new planting on the edge of the development area; 

• The overall land parcel can be flexibly divided, using existing field boundaries if 
required, to provide an urban extension of an appropriate scale having regard to the 
development needs of the town. Given the scale of land available, a substantial belt of 
planting can also be provided on the edge of the development area creating a softer 
urban edge to the town and improving views from the elevated areas of the AONB to 
the east; 

• A range of technical studies and reports have been prepared which demonstrate that 
the site is not within a flood risk area and there are no insurmountable technical 
constraints to a residential-led development; 

1.13 Consistent with the above, the land north of Station Road should be acknowledged in the 
SADPD as a potential opportunity for expansion of the settlement. This, and other proposed 

                                                      
4 Dacorum Core Strategy (2006 - 2032) paragraph 8.24 
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allocations, would need to be considered in detail through the review, having regard to the 
evidence base documents currently being prepared as part of the review.  

2) Detailed requirements, site constraints, development mix, viability 
considerations and site boundaries 

Site constraints 
1.14 As noted above, the absence of a comprehensive Green Belt review and appraisal of the 

Chilterns AONB means that the process of selected sites for allocation has not had proper 
regard to the constraints affecting individual sites. This represents a significant weakness in 
the plan and a point of unsoundness. This should be addressed through the early progression 
of the CS review and development of a new Local Plan, informed by an up to date evidence 
case. This issue is considered in more detail within Harrow Estates Matter 2 statement.  

Site boundaries 
1.15 As noted above, Harrow Estates’ Matter 11 statement raises a number of concerns regarding 

the proposed boundary of allocation LA5, including that this extends further into the Green 
Belt than previously confirmed by the Council and site owner and includes development within 
the Chilterns AONB, also contrary to previous commitments and the understanding of the CS 
Examination Inspector in finding the LA5 allocation sound. This position is summarised above 
in response to question 1, with resultant changes needed to correct soundness as set out. 

Viability  
1.16 As set out in Harrow Estates’ Matter 11 statement, it is noted that the representations to the 

SADPD Pre-submission consultation (September 2014) made by the owner of proposed 
allocation LA5 raises specific issues with respect to the site’s viability overall and its ability to 
viably deliver a traveller’s site as part of this development. Added to this, the CIL Examination 
Inspector’s Report indicates that this is the only proposed residential allocation in the Borough 
where viability was marginal, in this case reported to be below typical benchmark land 
values.5  It is noted that this position differs from the conclusions drawn in the latest viability 
evidence published by BNP Paribas on behalf of the Council in July 2016. 6  It is unclear as to 
why an alternative approach has been taken to assessing viability as part of the SADPD and 
why different conclusions are drawn. This may be because the site yield has increased  by 
between 30 and 50 units – a point which puts the proposed allocation in conflict with the CS 
as outlined in Harrow Estates’ Matter 11 statement. This should be clarified and the site 
promoter/landowners views considered on any site-specific issues. 

1.17 These potential viability constraints add to the uncertainty around the deliverability of this site 
over the plan period. This is particularly significant in the context of Tring given the reliance 
placed on this site to deliver nearly all of the town’s planned housing growth (which is itself 
below the realistic level of need) over the plan period and the reliance on this site to deliver 
affordable housing within a town with growing affordability pressures.  

Additional site for proposed development – Land at Station Road, Tring 
1.18 As set out above, the proposed development site at Station Road, Tring is free from onsite 

constraints, particularly compared with the LA5 allocation. Significant costs over and above 
those typically attributed to the development of strategic housing sites would not be 

                                                      
5 Report on the Examination of the Draft Dacorum Borough Council Community Infrastructure Levy Charging Schedule 
(October 2014) paragraph 35 
6 Dacorum Borough Council – Site Allocations DPD Update to development viability testing for local allocations (BNP Paribas) 
(July 2016) 
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incurred.The site can deliver a significant contribution towards affordable housing, is available 
and achievable over the plan period and represents a viable development proposal.  

3) Need to identify additional land for development 
1.19 The requirement to identify additional land to meet the FOAN for new housing over the plan 

period is set out in Harrow Estates’ Matter 2 and Matter 4 statements. This can achieved 
through the SADPD if this includes an acknowledgement of the inevitable need to find an 
additional source of land to meet the FOAN for the Borough and identifies suitable broad 
locations where this additional growth may be delivered over the plan period.  Such locations 
would then be subject to a full review through the development of the new Local Plan. 

1.20 The imperative of progressing the review, and to identify sites to deliver the additional 
development requirements of the Borough, has been exacerbated by events since the CS’s 
adoption. This includes under delivery of housing against projections and the publication of 
the Joint SHMA indicating a housing need substantially greater than that assumed by the CS 
Inspector at the time of the CS Examination. 

1.21 As noted above, Land north of Station Road, Tring would represent a suitable, available and 
achievable site to deliver the additional housing requirements of the Borough and Tring in 
particular. It should therefore be identified as an appropriate location for future growth within 
the SADPD as set out in Harrow Estates’ Matter 2 and Matter 4 statements.   

Sustainability Appraisal of alternative sites  
1.22 Harrow Estates’ Matter 1 statement sets out its full position on the Sustainability Appraisal and 

where whether a sound approach has been taken to progressing this.  

1.23 The SADPD has been subject to a multi-staged Sustainability Appraisal/Strategic 
Environmental Appraisal (SA/SEA) undertaken between 2006 and 2016. This included an 
initial appraisal of 173 potential development sites, the findings of which are set out in 
Examination Document SA167. This states that this document does not form part of the formal 
SA/SEA reporting process rather has been produced to contribute to the plan making process 
by providing independent appraisal of the issues discussed, with a view to guiding the 
production of the preferred options towards contributing to sustainable development 
principles8.  

1.24 Document SA16 presents a high level appraisal of whether the individual sites being 
considered are subject to specific environmental designations which could constrain their 
ability to deliver a sustainable form of development. This does not in itself satisfy the SA/SEA 
criteria nor is the presence of such environmental designations a valid basis for concluding 
that a site does not constitute a ‘reasonable alternative’ which should be appraised as part of 
the ongoing SA/SEA process.  

1.25 A similar approach was taken in the updated SA/SEA in 2008 and 2014 (Examination 
documents SA14 and SA21 respectively) which considered additional sites on the same 
basis.  

1.26 Only through the SA of the Pre-Submission DPD (September 2014) (Examination document 
SUB20) is a comprehensive SA/SEA of the proposed site allocations undertaken based on a 

                                                      
7 Sustainability Appraisal and Strategic Environmental Assessment Working Note on Initial Issues and Options (December 
2006) 
8 Examination Document SA16 paragraph 1.1  
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Sustainability Appraisal Framework developed in accordance with the Planning Practice 
Guidance.  However, only sites proposed for allocation are subject to this assessment on the 
basis that there are no ‘reasonable alternatives’ available to consider.  

1.27 Examination Document SA229 seeks to justify this approach by reference to the adopted Core 
Strategy (CS) and the fact that, to be considered a ‘reasonable alternative’, a site must be in 
conformity with the CS as the parent document of the SADPD. As such, section 2.3.3 of 
Examination Document SA22 confirms that a number of sites were not taken forward for 
further assessment due to a range of ‘exclusionary criteria’ partly dictated by the CS (being 
located in the Green Belt for example). It refers to this a ‘site sieving’ process.  

1.28 In the case of sites assessed as part of the 2006 and 2008 exercise, these were discounted 
as reasonable alternatives before the CS was adopted or at an advanced stage of production 
and before specific sites for release from the Green Belt had been identified through the CS. 
Such sites were not in conflict with an adopted CS at the point of their assessment.   

1.29 It is clear from Examination Document SA22 that such sites were discounted as not 
representing reasonable alternatives prematurely and have not been considered within the 
Sustainability Appraisal on the same basis as other sites identified for allocation in the 
SADPD. This represents a significant procedural flaw in the SA/SEA process.  

 

                                                      
9 Sustainability Appraisal Report Addendum (May 2016) 
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1. Introduction 

1.1 These representations to the Site Allocations DPD [Pre-Submission Plan] are made on 
behalf of Harrow Estates plc. 

1.2 In summary, the representations demonstrate that the draft plan is not sound in that it is 
not: 

• Positively prepared:  the plan is not positively prepared in that it does not aim to 
meet the Full Objectively Assessed Need (FOAN) for housing in the borough 
generally or the housing needs of Tring in particular. While the Site Allocations 
DPD is consistent with the policies of the Core Strategy the council has 
acknowledged that plan does not meet the FOAN and is to be subject of an early 
partial review. The Site Allocations DPD should, similarly, make reference to an 
early review for consistency and to ensure that sufficient land is brought forward 
in a timely manner to maintain the momentum of development and meet the 
longer term housing needs of the borough. 

• Justified: in that it does not present the most appropriate strategy for delivering 
the development needs of the borough, particularly in Tring. The development 
parameters for the proposed Local Allocation (LA5) fail to reflect constraints that if 
properly applied would be likely to result in a reduced housing yield from the site. 

• Effective: the housing allocations that have been identified in Tring will not meet 
the vision or key objectives for the town. This will only be achieved through a 
review of the Green Belt and release of additional development sites as a 
consequence of the partial review of the Core Strategy. The Site Allocations DPD 
should recognise this process and identify potential areas of search for expansion 
of the town and allocation in the development plan partial review. 

The formal representation forms are attached at Appendix 1 
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2. Representations 

Background 

2.1 The Dacorum Borough Council Core Strategy was adopted in September 2013. At the 
EIP into the plan, the council acknowledged that it had not identified the Full Objectively 
Assessed Needs (FOAN) for housing in the borough; nor had it carried out a robust and 
comprehensive Green Belt review.  

2.2 At the recommendation of the EIP Inspector, a Main Modification was introduced prior to 
adoption of the Core Strategy committing the LPA to undertake an early partial review of 
the plan to assess the FOAN and explore the opportunities for Green Belt release to 
accommodate that housing need. The council aims to complete that review and adopt 
the revised plan in 2017/18. In the meantime, the Site Allocations DPD is being 
prepared in accordance with the policies of the Core Strategy. This is clearly set out in 
the Providing Homes Issues Paper: 

“Sites are allocated to achieve the requirements of the Core Strategy. However the Core 

Strategy was only found sound on the basis of an early partial review which will in fact 

be a Local Plan dealing with both strategy and allocations. Thus if full objectively 

assessed need indicates an increase in the housing requirement then Site Allocations 

will need to increase too unless full objectively assessed need cannot be achieved for 

other policy constraint reasons as indicated in the NPPF at paragraph 47”
1
 

2.3 While the Core Strategy indicates that evidence gathering to inform the partial review 
will commence in 20132; to date there has been limited progress. The council has not 
released any new evidence and, indeed, it is understood that the critical reports 
comprising the up-date of the SHMA and Phase 2 Green Belt study are still at the early 
stages of commissioning and will not be available (at least) until the summer of 2015.  

2.4 In the meantime, the Site Allocations DPD is proceeding on the basis of the Core 
Strategy housing target of 430dpa. Notably the EIP Inspector had indicated that the 
housing requirement could be 540dpa based upon the latest CLG Household 
Projections: 

“..there is no substantive evidence that would lead me to conclude that the starting point 

should not have been the CLG (2008 based) projection of 13,457 dwellings [equivalent 
to c.540dpa] as implicitly accepted by the Council in paragraph 3.21 of HG16. This 

figure provides an appropriate foundation for the initial assessment of housing 

provision….”.
3 

2.5 Despite recognising that there was strong evidence to indicate that the FOAN would be 
higher for the borough the Inspector found the [Core Strategy] plan sound.  In making 
his judgement he was satisfied that the short term housing supply would be sufficient to 
ensure that there would be no shortfall in the early years in advance of the review: 

                                                      
1 Providing Homes Issues Paper, paragraph 2.20 
2 Core Strategy, paragraph 29.8 
3 EIP Inspector’s Report, paragraph 14 
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“A number of respondents to the MM consultation raised concerns regarding the 

appropriateness of relying on an early review of the CS as a means of securing a sound 

document. In other circumstances I may well have attached more weight to these 

concerns but at Dacorum there are two important factors. First the housing shortfall is 

about 15% and, more importantly, there would be a general over-supply of housing in 

the short to medium term, especially over the next three years (as identified in the up-

dated Trajectory)”
4
.  

Tests of Soundness 

Is the Plan Positively Prepared? 

2.6 The Framework requires development plans to be ‘positively prepared’; that means 
ensuring that they are based on a strategy which seeks to meet objectively assessed 
development and infrastructure needs.5 

2.7 In this case, the draft Site Allocations Plan is not ‘positively prepared’ since it will not 
meet the FOAN for housing in the borough, whether assessed on the basis of the Core 
Strategy Requirement or a new (increased) figure identified by the EIP Inspector that is 
anticipated to arise from the partial review of the plan. 

Housing Land Supply 

2.8 Paragraph 6.15 of the draft Site Allocations DPD sets out the level of housing 
completions that have taken place since the start of the plan period. There have been 
2,993 completions between 2006 and 2014; this is an average rate of 374dpa and a 
shortfall against the Core Strategy target of 447 dwellings [(430 x 8) minus 2,993].  

2.9 Notably, housing completions have fallen significantly in the past two years; 509 
dwellings completed over the two year period at an average of 255dpa. This is 
considerably lower than projected when the Core Strategy EIP Inspector considered the 
housing supply position in 2012 and found that an oversupply was likely in the early 
years of the plan period. The EIP Inspector’s conclusions (as referred to in paragraph 
2.5 above) were based on the housing trajectory appended to the Core Strategy which 
anticipated the completion of 766 dwellings (384dpa) over the same period and a rapid 
rise in development thereafter.  

2.10 The housing trajectory now contained in the appendix to the draft Site Allocations DPD 
rolls back the projected sharp increase in housing completions across the borough and 
anticipates c.3300 units (650dpa) being delivered in the next 5 years. However, as 
evidenced above, there is no guarantee that the housing trajectory is an accurate 
representation of what will actually be delivered in the borough. In Dacorum there must 
be significant doubt of development proceeding as the council anticipates particularly 
since the actual level of housing commitments is currently just 2,168 dwellings (including 
sites awaiting completion of a S106)6.  

2.11 On the basis of those current commitments the implication for the 5-year land supply 
position is set out below: 

                                                      
4 EIP Inspector’s Report, paragraph 29 
5 Framework paragraph 182 
6 Draft Site Allocations DPD, paragraph 6.15 
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Annual Requirement     430 (Core Strategy) 

Annual requirement x 5 years  2,150 

5% Flexibility Allowance   108 

Shortfall 2006 – 2014    447 [(8 x 430) minus 2,993] 

Total Requirement    2,705 (2,150 + 108 + 447) 

Average Annual Requirement   541 (2,705 ÷ 5) 

Total Supply      2,168 

Shortfall     537 (2,705 minus 2,168) 

No. of years supply   4.0 years (2,168 ÷ 541) 

2.12 This is the best case for the council, since it takes into account all commitments, and 
has been calculated using the annual housing target figure set out in the adopted Core 
Strategy. Should that housing target increase in accordance with the 2008 CLG 
Household Projections, as anticipated likely through the partial review of the plan, then 
the shortfall could be significant. By way of example the following calculation is based 
on the CLG figure: 

Annual Requirement     540 (2008 CLG Household projections) 

Annual requirement x 5 years  2,700 

5% Flexibility Allowance   135 

Shortfall 2006 – 2014    1,327 [(8 x 540) minus 2,993] 

Total Requirement    4,162  (2,700 + 135 + 1,327) 

Average Annual Requirement   832 (4,162 ÷ 5) 

Total Supply      2,168 

Shortfall     1,994 (4,162 minus 2,168) 

No. of years supply   2.6 years (2,168 ÷ 832) 

2.13 Even if the housing trajectory contained in the draft Site Allocations proves to be 
accurate and 3,300 dwellings are delivered over the next 5 years as a result of the 
emerging supply on allocations in the plan, there will still be a significant shortfall against 
the FOAN that is likely to arise from the partial review. 

2.14 It is clear that the draft Site Allocations DPD is not planning positively to address the 
housing requirement either in the short term or across the plan period and is unsound in 
this respect. 
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Flexibility 

2.15 In light of the Wokingham decision7 it is acknowledged that the role of the Site 
Allocations DPD is to make allocations consistent with the adopted Core Strategy. 
However, in this case the adopted Core Strategy clearly accepts the FOAN has not 
been met and points to an early partial review to make the plan sound throughout its 
lifetime. It is the Objector’s case that for the Site Allocations DPD to be sound it must 
also make a similar commitment. 

2.16 Such an approach has recently been recommended by the EIP Inspector into the Bolton 
Site Allocations DPD. In that case, the borough council had prepared and adopted a 
Core Strategy in advance of publication of the Framework. The council has since 
accepted that the plan may not meet the FOAN and work currently being carried out by 
the Combined Greater Manchester Authorities may result in a higher housing target in 
the borough. In the circumstances, the Inspector into the Site Allocations EIP has 
recommended a Main Modification committing to monitoring the performance of the 
plan: 

‘Should the delivery of the plan consistently fall below a range of the set targets, then 

consideration would have to be given to whether a development plan review should take 

place. The AMR will consider this on an annual basis.’
8[our emphasis] 

2.17 In Bolton, the Inspector recommended monitoring the performance of the plan on an 
annual basis to ensure that housing (and other development) targets are being met. The 
circumstances in Dacorum are similar to those in Bolton and a commitment to on-going 
monitoring of performance is essential particularly as: 

• The Core Strategy EIP Inspector’s acceptance of ‘soundness’ was on the basis of 
him being satisfied there was a sufficient short term deliverable supply; and 

• The council’s commitment to an early review;  

However, 

• There is clear evidence that housing land supply targets have not been met and 
there has been slippage in the housing trajectory 

• Completions are expected to continue to fall below  the requirement, increasing 
the shortfall year-on-year; and  

• There is now concern that the development plan review is slipping9 and a revised 
Core Strategy [Local Plan] may not be in place by 2017 

2.18 By the time that the partial review is adopted, the housing shortfall will be significant on 
any measure. 

2.19 In order to address this issue, the Site Allocations DPD should commit to annual 
monitoring and adopt a positive and pro-active strategy towards consideration and 

                                                      
7 Gladman Developments Ltd v Wokingham Borough Council 11 July 2014 
8 Bolton Site Allocations Main Modifications Report  modification MM1 
9 See paragraph 2.3 above 
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identification of other sites that might be allocated and brought forward for development 
immediately upon completion of the partial review of the plan. It is only through such an 
approach that there is any prospect of the borough achieving its housing targets and 
maintaining the momentum for delivery over the entire plan period. 

Is the Council’s Approach Justified or Effective? 

2.20 The adopted Core Strategy sets out a strategy of allocating development according to 
the settlement hierarchy. That means directing the majority of new housing development 
to Hemel Hempstead, with smaller allocations to the market towns of Berkhamsted and 
Tring reflecting their important role in meeting housing needs and providing employment 
opportunities and services. 

2.21 Policy CS1 of the Core Strategy states that:  

The market towns and large villages will accommodate new development for housing, 

employment and other uses, provided that it [inter alia]: 

 a) is of a scale commensurate with the size of the settlement and the range of local 

services and facilities;  

b) helps maintain the vitality and viability of the settlement and the surrounding 

countryside; 

2.22 Table 8 of the plan sets out the ‘prospective distribution of housing’ across the borough 
indicating that Tring will accommodate 480 dwellings over the plan period. It is important 
to note that this is not a policy ‘requirement’.  It is simply a reflection of the council’s 
assessment of both the level of housing generated from the chosen population growth 
scenario and the perceived capacity of the town having regard to Green Belt, AONB and 
other constraints. Notwithstanding this, the housing sites identified in the draft Site 
Allocations plan for Tring to meet the 480 dwelling target over the plan period are not 
considered to be sufficient.   

2.23 Housing allocations proposed in Tring are limited to four sites comprising the draft Local 
Allocation (LA5) and three small brownfield sites in the town; altogether those sites have 
the capacity to deliver 230 – 259 units. The largest allocation at Icknield Way requires 
land to be removed from the Green Belt under the Local Allocations policy in the Core 
Strategy. It is noted that this is the only Local Allocation that is proposed to be brought 
forward for early development in the plan period in recognition of the very limited supply 
of housing sites and opportunities in Tring. 

2.24 It is the Objector’s case that the scale of new housing development proposed for Tring is 
not justified and will fail to deliver the vision and objectives of the adopted Core Strategy 
as set out in section 22 of that plan. In particular: 

• The extremely low level of housing development will not even meet the needs of 
natural population change in the town. This is evidenced in the council’s “2009 
Population: Background Note for the Core Strategy”which confirms that the level 
of new housing allocated to Tring was based on the scenario of maintaining the 
existing population level.  The alternative natural growth or zero-net migration 
scenario would have generated a requirement for 936 dwellings to be delivered in 
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and around Tring across the plan period10.  Rather than helping to maintain the 
vitality and viability of the town, this small amount of house building will actually 
result in decline, reduced support for local shops and services and a reduction in 
vitality and viability. Further, the provision of just 480 units is highly questionable 
in light of on-going discussions for extension of Crossrail to Tring Station which 
will have the effect of placing further demands for housing in the town 

• Only one large housing site is proposed (draft allocation LA5); while it is expected 
to deliver 40% affordable housing, this will equate to no more than c.70 units in a 
town where mean house prices put the opportunity for home ownership beyond 
the range of many, particularly young couples and families. It is notable that the 
recent Inspector’s Report11 into the CIL Charging Schedule states that the 
Icknield Way allocation has compromised viability.  While the developer backing 
that site did not make representations to the CIL there is a possibility that there 
will be a negotiation for a lower affordable housing contribution through the 
planning application process. As a consequence, it is clear that the plan fails in its 
objective of meeting housing needs in Tring, with wider adverse social and 
economic implications from a failure to attract or retain young families  

• The majority of housing will be delivered on just one site (the Local Allocation at 
Icknield Way). The opportunities for windfall housing sites in the town are 
extremely limited due to the tight urban grain with the result that there will be little 
range and choice of new housing and the developer of the Icknield Way site will 
have a virtual monopoly over house building, limiting choice and exerting 
(upwards) control over new house prices in the town  

• There is a need to provide expansion land for Tring High School which serves the 
town and surrounding villages; this is likely to require the provision of off-site 
playing fields. The Core Strategy indicates that an appropriate site will be 
allocated in the Site Allocations DPD. However, no such allocation appears in the 
draft plan. Even if the Icknield Way were capable of physically accommodating 
the school playing fields, it would not be appropriate for them to be delivered in 
that location given its remoteness from the High School 

• Similarly, given the tight grain of development in the town, the Core Strategy 
recognises the need to identify additional areas of open space and recreational 
facilities to serve the population of Tring. However, no such allocations appear in 
the draft plan. The Icknield Way allocation may provide some opportunities for 
recreational provision, but that could further reduce the scope for built 
development on that site 

Land at Icknield Way 

2.25 Turning specifically to the draft Local Allocation at Icknield Way (policy LA5); the 
Objector considers the quantum of housing development implied by the illustrative 
masterplan for that site is over estimated for the following reasons: 

                                                      
10 Population Background Paper, Table 4 
11 Inspector’s Report into the Dacorum CIL Charging Schedule, paragraph 35 
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• The masterplan indicates that some essential facilities comprising a site for 
travellers, a NEAP to serve the development and an extension to Tring Cemetery 
will all be accommodated within that part of the site lying in the Chilterns AONB. 
Those proposals are contrary to the Statement of Common Ground (signed by the 
borough council and Cala Homes) submitted to the Core Strategy EIP confirming 
the allocation would not lead to development in the AONB. The uses should be 
wholly contained within that part of the site lying outside the AONB boundary; this 
would have the effect of reducing the available area for housing development on 
the Icknield Way site 

• The masterplan effectively comprises a further expansion of the Icknield Way site 
into the Green Belt over and above what was considered appropriate at the Core 
Strategy EIP. Neither the draft plan nor the supporting evidence base provides 
any Very Special Circumstances to justify this further encroachment into the 
Green Belt particularly where the development will narrow the gap with Aston 
Clinton and the land is dually constrained by the Chilterns AONB 

• Paragraphs 5.52 and 5.53 of the draft plan indicate that there are operational 

disadvantages to expansion of the Cemetery onto immediately adjacent land (i.e. 
outside the AONB). However, those disadvantages are not explained and do not 
provide adequate justification for expansion into the AONB 

• The masterplan shows new residential development being constructed adjacent 
to the boundary with Tring Cemetery which is a registered heritage asset. There 
is no evidence that due consideration has been given to the relationship between 
that housing and the Cemetery both in terms of impact on the setting of the 
heritage asset and the quietude currently enjoyed by visitors to it. A degree of 
appropriate separation, including landscaping, needs to be afforded between the 
new built development and the Cemetery which may reduce the overall quantum 
of housing on the Icknield Way site 

• Finally, the masterplan includes a small area of land for employment development 
as expansion of the adjacent Icknield Way Industrial Estate; 0.75ha of land is 
identified for employment purposes. This scale of employment land is considered 
wholly inadequate for Tring in the context of the overall Core Strategy 
requirement to deliver 131,000sqm (net) new commercial space over the plan 
period. The Icknield Way Allocation is currently the most suitable site in Tring to 
accommodate new modern business premises; given the projected growth in jobs 
in the borough additional land should be reserved within the Local Allocation to 
meet future employment needs. 

2.26 Overall, it is clear that the draft masterplan for the Icknield Way Allocation does not take 
into full account the landscape, visual, heritage or economic constraints that are both 
relevant directly to the site and to the vitality and viability of Tring. Should those 
constraints be addressed in a sensitive and appropriate manner consistent with the 
Framework it is clear that the developable area for housing on the site outside the 
AONB will be significantly reduced. 
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2.27 The allocations identified in the draft plan do not provide the most appropriate strategy, 
nor will they be effective in ensuring that the development needs of Tring are met. In 
order to be consistent with the Core Strategy the plan should: 

• Recognise that the housing target for Tring needs to be increased in order to 
maintain the nature and role of the town; and this is likely to require the release of 
some land from Green Belt 

• Identify sites / areas of search suitable for allocation in the partial review of the 
development plan 

• Ensure that development on the Local Allocation at Icknield Way is sensitively 
planned having regard to environmental constraints and the need to make 
provision for additional employment land to meet future needs 

• Specifically, allocate land to accommodate off-site playing fields for Tring School, 
and recreational facilities for the town.  

Development Plan Review 

2.28 It is most likely that the partial review of the Core Strategy will result in the housing 
target for the borough increasing. There should be a particular emphasis on ensuring 
that any increase in housing is distributed so as to ensure that an appropriate scale of 
development is delivered in the market towns commensurate with their role in meeting 
housing employment and service needs for their local area. This will require the release 
of land from Green Belt particularly around Tring where the settlement boundary and 
tight urban grain is already a significant constraint to meeting development needs. 

2.29 In identifying sites for release from the Green Belt the council will need to have regard to 
a variety of issues: not only the role that the land plays in meeting Green Belt objectives, 
but also other environmental and technical constraints. It is essential that the phase 2 
Green Belt study considers all of those issues in the context of potential development 
parcels that are of a suitable scale related to the size of the settlement. 

Land at Station Road, Tring 

2.30 The objector owns land lying to the north of Station Road, Tring. The land is roughly 
triangular in shape, c.52ha in area and abuts the existing eastern edge of the 
settlement. While lying within the adopted Green Belt the site has no other 
environmental/policy designations or technical constraints that would militate against 
future release for development; in particular: 

• Unlike the majority of land in the north of the borough the land lies outside the 
Chiltern’s AONB and is not subject to the additional [national and local] policy 
constraint that such designation affords 

• The site lies within short walking distance of Tring Station and on a bus route, 
ensuring the site is situated in a highly sustainable location and appropriate for 
residential development. The eastern edge of the town should be the main focus 
for growth to ensure that housing development in the town takes full advantage of 
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the existing rail connectivity and potential expansion of Crossrail as a sustainable 
mode of travel to work 

There are a number of opportunities for access into the site, for vehicles from Station Road, and 
pedestrian/cycle links to Marshcroft Lane and the Grand Union Canal 

• The site lies on the eastern edge of the town directly opposite Pendley Manor 
which is identified in the Core Strategy as the eastern boundary of Tring12 

• The site is not in a conservation area nor does it contain any listed buildings. 
While the listed Pendley Manor lies to the south of Station Road, the site is of 
sufficient scale to ensure the setting of the Manor can be significantly enhanced 
and improved through developing the land 

• There is scope to accommodate new playing fields for Tring School on part of the 
site; this is the only viable location in relatively close proximity to the school 

• While there are some archaeological remains on the site, these are limited to crop 
markings in a single location and can be retained within open space as part of 
any future development. This situation differs markedly from other potential 
alternative development sites around the town (e.g. south of Station Road / 
Dunsley Lane) where there are significant archaeological constraints 

• The land does not form any part of a key biodiversity area or strategic wildlife 
corridor. However, there are significant opportunities to enhance the ecological 
value of the site through retention and appropriate management of existing 
mature trees and hedgerows, and significant new planting on the edge of the 
development area 

• The overall land parcel can be flexibly divided, using existing field boundaries if 
required, to provide an urban expansion of an appropriate scale having regard to 
the development needs of the town. Given the scale of land available, a 
substantial belt of planting can also be provided on the edge of the development 
area creating a softer urban edge to the town and improving views from the 
elevated areas of the AONB to the east 

• A range of technical studies and reports have been prepared to demonstrate that 
the site is not within a flood risk area and there are no insurmountable technical 
constraints to development 

Plans showing opportunities and constraints and landscape management objectives for 
the site are attached at Appendix 2. 

The land to the north of Station Road, Tring should be acknowledged in the Site 
Allocations Plan as a potential opportunity for expansion of the settlement following the 
partial review of the Core Strategy. 

                                                      
12 Core Strategy paragraph 8.24 
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3. Modifications Requested to make the 
Plan Sound 

3.1 The Site Allocations Plan should be modified as follows: 

(i) Section 2 of the plan should include specific reference to the proposed 
partial review of the Core Strategy and the likelihood that this will increase 
the housing target for the borough.  Reference should also be made to the 
importance of ensuring the appropriate distribution of housing to the market 
towns to maintain their vitality and viability.  This is important in order to 
ensure that the market towns fulfil their long term function as key 
settlements serving a wider rural hinterland. This is likely to result in a need 
to release land for development from the Green Belt, particularly around 
Tring 

(ii) Include a commitment to the on-going monitoring of the performance of the 
plan and include measures to increase the supply of land for house building 
in the event that development targets are not being met 

(iii) Make a commitment to commencing work to identify additional sites that 
can be brought forward immediately in order to maintain the momentum of 
development in circumstances where the partial review is unduly delayed. 
In section 13, acknowledge that land to the north of Station Road in Tring 
represents a potential option as a future allocation for housing and 
infrastructure development to meet the needs of the town in the plan 
period, including short term needs 

(iv) Review the masterplan for the Local Allocation at Icknield Way (LA5) to 
fully and sensitively take account of site constraints (AONB) and the need 
to make proper provision for future employment land in the town 

(v) Acknowledge the potential role land north of Station Road can play in 
accommodating off-site playing fields to facilitate the expansion of Tring 
School as part of a wider development on site 
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Dacorum’s Local Planning Framework 
 

Site Allocations - Pre-Submission 
Representation Form 

(office use only) 

Received: 

Post/Email/ In Person 

Recorded: 

Acknowledgment sent: 

 
 

Please return to Dacorum Borough Council, by 5.15pm on Wednesday 5 November 
2014. Representations received after this time will not be considered. 

By post to: Strategic Planning & Regeneration, Dacorum Borough Council, Civic Centre, 
Marlowes, Hemel Hempstead, Hertfordshire, HP1 1HH or  

By e-mail to: strategic.planning@dacorum.gov.uk  

If you have any queries, please contact the Strategic Planning Team on 01442 228660. 
 

This form has two parts: 

Part A – Personal Details 

Part B – Your representation(s). Please fill in a separate sheet for each representation 
you wish to make.  

Part A 

Personal Details* (see note below)   Agent’s Details (if applicable) 

*If an agent is appointed, please complete only the Title, Name and Organisation boxes below but 
complete the full contact details of the agent in column 2. We only need your job title or organisation if 
your are responding on behalf of a company/organisation.  
 
Title  Mr   Mrs 
   
First Name Tim   Sam 
    
Last Name Noden   Ryan 
   
Job Title   Planning Manager    Director 
(where relevant)  
Organisation   Harrow Estates Plc   Turley 
(where relevant)  
Address Line 1  Bridgemere House   1 New York Street 
   
Line 2 Chester Road      
   
Line 3  Preston Brook   Manchester 
   
Post Code  WA7 3BD   M1 4HD 
   
Telephone Number      0161 233 7676 
   
E-mail Address     sam.ryan@turley.co.uk 
(where relevant)  
 

Please note that your comments and personal details will be available for public inspection (apart from 
telephone numbers and email addresses) and therefore cannot be treated as confidential. Your name 
and address must be completed for your representation(s) to be considered. 

 
 



 

Part B – Please use a separate sheet for each representation 
 
Name or Organisation 

1. To which part of the Site Allocations does your representation relate? (Please specify 
the paragraph number and/or policy reference which you wish to comment on) 
 
 
    Paragraph                            Policy                                            Other 
 
 

Are you (tick one) Supporting                Objecting  

     
2. Do you consider that the Site Allocations is: (Please refer to accompanying explanatory 
notes) 
 

(a)  Legally compliant 
 
(b)  Sound 

        Yes 
 
        Yes  

 
 

              No      
 
              No 

 

 
  

If you have entered No to Q2(b) please continue to Q3.  In all other circumstances please go to Q4. 
 
3. Do you consider that the Site Allocations is unsound because it is not: (Please refer 
to accompanying explanatory notes). 
   
(a)  Justified    
   

(b)  Effective   

   
(c)  Consistent with national policy   
 

4. Please give details of why you consider the Site Allocations is not legally compliant 
or is unsound. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Site Allocations, please also 
use this box to set out your comments.  

 
 
See attached document 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet /expand box if necessary) 

 
5. Please set out what change(s) you consider necessary to make the Site Allocations 

 SA1  

Harrow Estates Plc 





 

Notification Request 

 
Please complete the following if you wish to be notified of any of the following:  
 
I request to be notified of:  
 

  The submission of the Site Allocations for independent examination 

   

  The publication of the recommendations of any person appointed to 
carry out the independent examination of the Site Allocations  

   

  The adoption of the Site Allocations 

 
Please specify the address to which the notification should be sent to if it is different from the one 
given on the front page.  
 
 
 
 

Please issue to agent  



 
Part B – Please use a separate sheet for each representation 
 
Name or Organisation 

1. To which part of the Site Allocations does your representation relate? (Please specify 
the paragraph number and/or policy reference which you wish to comment on) 
 
 
    Paragraph                            Policy                                            Other 
 
 

Are you (tick one) Supporting                Objecting  

     
2. Do you consider that the Site Allocations is: (Please refer to accompanying explanatory 
notes) 
 

(a)  Legally compliant 
 
(b)  Sound 

        Yes 
 
        Yes  

 
 

              No      
 
              No 

 

 
  

If you have entered No to Q2(b) please continue to Q3.  In all other circumstances please go to Q4. 
 
3. Do you consider that the Site Allocations is unsound because it is not: (Please refer 
to accompanying explanatory notes). 
   
(a)  Justified    
   

(b)  Effective   

   
(c)  Consistent with national policy   
 

4. Please give details of why you consider the Site Allocations is not legally compliant 
or is unsound. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Site Allocations, please also 
use this box to set out your comments.  

 
 
See attached document 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet /expand box if necessary) 

 

 LA5  

Harrow Estates Plc 





 

Notification Request 

 
Please complete the following if you wish to be notified of any of the following:  
 
I request to be notified of:  
 

  The submission of the Site Allocations for independent examination 

   

  The publication of the recommendations of any person appointed to 
carry out the independent examination of the Site Allocations  

   

  The adoption of the Site Allocations 

 
Please specify the address to which the notification should be sent to if it is different from the one 
given on the front page.  
 
 
 
 

Please issue to agent  



 
Part B – Please use a separate sheet for each representation 
 
Name or Organisation 

1. To which part of the Site Allocations does your representation relate? (Please specify 
the paragraph number and/or policy reference which you wish to comment on) 
 
 
    Paragraph                            Policy                                            Other 
 
 

Are you (tick one) Supporting                Objecting  

     
2. Do you consider that the Site Allocations is: (Please refer to accompanying explanatory 
notes) 
 

(a)  Legally compliant 
 
(b)  Sound 

        Yes 
 
        Yes  

 
 

              No      
 
              No 

 

 
  

If you have entered No to Q2(b) please continue to Q3.  In all other circumstances please go to Q4. 
 
3. Do you consider that the Site Allocations is unsound because it is not: (Please refer 
to accompanying explanatory notes). 
   
(a)  Justified    
   

(b)  Effective   

   
(c)  Consistent with national policy   
 

4. Please give details of why you consider the Site Allocations is not legally compliant 
or is unsound. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Site Allocations, please also 
use this box to set out your comments.  

 
 
See attached document 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet /expand box if necessary) 

 

  Section 6 

Harrow Estates Plc 





 

Notification Request 

 
Please complete the following if you wish to be notified of any of the following:  
 
I request to be notified of:  
 

  The submission of the Site Allocations for independent examination 

   

  The publication of the recommendations of any person appointed to 
carry out the independent examination of the Site Allocations  

   

  The adoption of the Site Allocations 

 
Please specify the address to which the notification should be sent to if it is different from the one 
given on the front page.  
 
 
 
 
 

Please issue to agent  



 

 

Appendix 2: Land North of Station Road, 
Tring : Plans 
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1 New York Street 
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1 New York Street 
Manchester 
M1 4HD 
 
T 0161 233 7676 turley.co.uk 
Registered in England Turley Associates Limited no. 2235387. Registered office: 1 New York Street, Manchester, M1 4HD 

14 September 2015 
Delivered by email 

Strategic Planning Team 
Planning, Development and Regeneration 
Dacorum Borough Council 
Civic Centre 
Marlowes 
Hemel Hempstead 
HP1 1HH 
 
 

Dear Sir/Madam 

DACORUM BOROUGH COUNCIL – CONSULTATION ON FOCUSED CHANGES TO THE PRE 
SUBMISSION SITE ALLOCATIONS DOCUMENT FOR DACORUM  

On behalf of our client, Harrow Estates Plc, we have reviewed the above document and would like to take 
this opportunity to provide the following comments: 

Introduction 
You will be aware that we have been liaising with the LPA for some time regarding land to the north of 
Station Road, Tring and submitted representations to: 

• Site Allocations DPD (Pre-Submission Plan) in November 2014, and 
• The Call for Sites in March 2015  

The representations provide commentary on the approach being adopted by Dacorum Borough Council 
with respect to the Site Allocations DPD and set out the clear case for allocating additional land to meet 
the particular housing development needs of Tring. The representations also demonstrate that land north 
of Station Road is sustainable and comprises the most appropriate location to meet that requirement.  

The comments in this letter supplement and support the detailed representations previously made.  

Amendment MC12 
Harrow Estates Plc supports the addition of the proposed additional text at paragraph 3.9 which makes 
specific reference to the Government’s consideration of extending the current Crossrail project into 
Hertfordshire, to stations including Hemel Hempstead, Berkhamsted and Tring.  

In particular, the Crossrail project provides an important opportunity for investment and development at 
Tring Station. Dacorum Borough Council should encourage the proposal to ensure that future 
development in Tring is supported by sustainable transport links across the UK; it is appropriate, therefore, 
that such opportunity is reflected in the development plan. 
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The train station is a key facility in Tring, making the town a sustainable and desirable location for future 
development. The Crossrail project will provide a significant improvement in transport links into central 
London making sites in close proximity to the station even more sustainable and appropriate to 
accommodate the future development needs and growth of the town.  

Proximity to the station should, therefore, be a primary consideration for the Council when allocating sites 
for development in Tring. Land to the north of Station Road has clear advantage to benefit from both 
existing transport links via bus and rail, and the potential Crossrail investment making it the prime 
candidate for allocation in the emerging development plan documents. Accordingly, the following 
additional text should be added: 

The Government is considering extending the current Crossrail project into Hertfordshire to 
stations including Hemel Hempstead, Berkhamsted and Tring. Should this scheme go ahead, it is 
expected to lead to reduced journey times and extended services into London without the need to 
change at Euston. The project could result in significant new investment in the railway stations, 
particularly at Tring Station, and provide opportunities for sustainable growth. This will be an 
important consideration in identifying potential sites for future housing development’ 
[proposed new text in bold]. 

Amendments MC60 and SC10 
Harrow Estates Plc supports the plan’s recognition that the expansion of Tring High School can be 
accommodated through the provision of detached playing fields (paragraph 7.7) and that this is important 
to provide the necessary social infrastructure that will support growth of the town. Nevertheless, they 
object to the specific allocation of land at Dunsley Farm for that purpose. 

It is recognised that there are no sites within the town that would be capable of accommodating playing 
fields for the school and it will be necessary to identify land outside the settlement boundary; that is within 
the Green Belt. 

The recent Court of Appeal judgement in the Gedling case makes clear that paragraph 89 of the 
Framework refers to new buildings related to a range of uses, including sport and recreation facilities, 
and not to a change of use of land for those purposes.  

“The second bullet point of paragraph 89 of the NPPF cannot be read as covering a material 
change of use of land to use as a cemetery. Paragraph 89, as its opening sentence makes clear, 
lays down a general rule that the construction of new buildings in the Green Belt is inappropriate 
development: “building” for this purpose has the wide meaning given by section 336 of the Town 
and Country Planning Act 1990. The various bullet points are exceptions to that general rule and 
are therefore likewise concerned only with the construction of new buildings. Thus the second 
bullet point covers the construction of a building (for example, a café) as an appropriate facility for 
an existing cemetery, but it does not cover a material change in the use of land so as to create a 
new cemetery.”1 

Consequently, it will be necessary to demonstrate very special circumstances for allocating the land for 
pitches and to test potential sites against the five purposes of Green Belt. While proximity to the High 
School is clearly an important consideration, sites should also be assessed in terms of landscape and 
environmental policies, as necessary; and the approach to site selection can only be fully justified through 
a consideration of all reasonable alternatives.+ 

                                                      
1 R on the Application of Timmins & Anr v Gedling Borough Council & Anr, paragraph 30. [Case Number: 
C1/2014/1517] 
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The site advocacy document submitted for land to the north of Station Road identifies that site as a 
potential location for the school playing fields as part of a sustainable expansion of the town.  While land 
at Dunsley Farm lies in similar proximity to the school, it has other environmental constraints that make it 
less suited to accommodate the proposed playing fields. The delivery of playing fields at Dunsley Farm 
could potentially give rise to adverse impacts on the site’s significant archaeological and heritage interest, 
recognised by the County Archaeologist and the Hertfordshire Gardens Trust, and its ecological value by 
virtue of its proximity to a Countryside Wildlife Site. These potential impacts need to be considered and 
compared against the options of locating the playing fields in reasonably alternative locations, such as 
within a sustainable urban extension on land to the north of Station Road. 

Dunsley Farm is located within a strategic gap which is identified as important to maintain as open land in 
the Green Belt to protect the separation of Tring and Berkhamsted. It is, therefore, also important to 
consider whether the delivery of playing fields in this location would harm this important Green Belt 
function and whether there are reasonable alternatives that would have less impact on the Green Belt.  

In light of the above, Harrow Estates Plc considers that the council has not considered all reasonable 
alternative to justify the allocation and further assessments are required to support the proposed change 
SC10.  Consequently, it objects to the proposed allocation and requests its removal at this stage.  

Notwithstanding, text could be introduced into the body of the Site Allocations DPD which recognises the 
need for the provision of detached playing fields for the High School on land currently outside the 
settlement boundary and confirms that their location will be determined through the forthcoming Single 
Local Plan informed by a comprehensive Green Belt assessment. The text could also make reference to 
the fact that it may be appropriate for those playing fields to form part of a sustainable urban extension to 
the town. 

LA5 West Tring 
Page 7 of the amendments to the Map Book indicates further proposed changes to the boundary of the 
Green Belt west of Tring to include both the extension to the cemetery and the Traveller Site as part of the 
LA5 allocation. Each of those uses comprises inappropriate development in the Green Belt; for cemeteries 
this was confirmed in the Court of Appeal decision in the Gedling case referred to above. 

DCLG’s recently issued planning policy for Traveller Sites also makes clear that they are also 
inappropriate development in the Green Belt and that boundaries should only be altered in exceptional 
circumstances to accommodate them; it states: 

“Green Belt boundaries should be altered only in exceptional circumstances. If a local planning 
authority wishes to make an exceptional, limited alteration to the defined Green Belt boundary 
(which might be to accommodate a site inset within the Green Belt) to meet a specific, identified 
need for a traveller site, it should do so only through the plan-making process and not in response 
to a planning application. If land is removed from the Green Belt in this way, it should be 
specifically allocated in the development plan as a traveller site only. However, the plan should 
also make clear that land removed from Green Belt should only be used for the purposes so 
identified; a further modification is required to that effect”.2 

The Traveller Sites policy identifies a key issue in respect of the proposed amendments to the LA5 
allocation in that the plan should be explicit in stating that the additional land to be removed from the 
Green Belt to accommodate the cemetery and traveller site should be for the proposed uses only. Harrow 

                                                      
2 DCLG – Planning Policy for Traveller Sites, paragraph 17 (August 2015) 
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Estates Plc, therefore, objects to the proposed map changes unless a further modification to the plan is 
included to that effect. 

Providing Homes – Table 3 
We note that the document fails to provide full details of the 5 Year Housing Supply (5 YHLS) [Table 3]. 
This is a significant omission given the importance that the Core Strategy EiP Inspector (and subsequently 
the High Court) placed on the council’s claim of having  a deliverable housing supply to make the Core 
Strategy ‘sound’ pending an early review of the plan. A further column should be inserted in Table 3 
clearly identifying the contribution of each claimed source to the 5 YHLS and providing the reader with 
further clarity on the Council’s housing provision over the plan period.  

Green Belt  
The proposed focussed changes include various amendments affecting the Green Belt; including new 
allocations within the Green Belt (MC60 and SC10) and modifications to the Green Belt boundary (LA5). 
All of the proposed changes require justification to demonstrate very special circumstances and should be 
linked to a robust review of the Green Belt that sets out a clear assessment process including review of all 
suitable alternatives.  

The council has already committed to undertaking a review of Green Belt as part of an early review of the 
Core Strategy and preparation of a single Local Plan. Given the extent of evidence required to meet the 
relevant tests to justify those proposed focussed changes it would be appropriate for such decisions to be 
deferred as part of the wider review / new plan process. 

I trust that these comments will be taken into account in your consideration of the Focused Changes 
document. Should you have any queries regarding the comments provided, please do not hesitate to 
contact me.  

Yours sincerely 
 

 

Sam Ryan 
Director 

Sam.ryan@turley.co.uk 

 

mailto:Sam.ryan@turley.co.uk
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Introduction 01

Purpose

This document has been prepared in response 
to the Council’s recent ‘Call for Sites’ seeking 
recommendations of land suitable for allocation 
in the emerging Dacorum Development Plan 
Documents. 

The subject site is identified as an appropriate 
allocation for housing development. 

The Dacorum Borough Council Core Strategy was adopted in September 
2013. At the EIP into the plan, the council acknowledged that it had not 
identified the Full Objectively Assessed Needs (FOAN) for housing in the 
borough; nor had it carried out a robust and comprehensive Green Belt 
review. 

At the recommendation of the EIP Inspector, a Main Modification was 
introduced prior to adoption of the Core Strategy committing the LPA to 
undertake an early partial review of the plan to assess the Full Objectively 
Assessed Need for housing (FOAN) and explore the opportunities for 
Green Belt release to accommodate that housing need. The council aims 
to complete that review and adopt the revised plan in 2017/18.

The call for sites exercise is part of the emerging evidence base for the 
development plan review.

Opposite: Terraced cottages, Tring
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Subject Site
The representations relate to an area of land approximately 52ha in area 
lying immediately adjacent to the eastern edge of Tring to the north of 
Station Road.

The land is owned by Harrow Estates plc. It is has clear and defensible 
boundaries formed by the Grand Union Canal to the east, Marshcroft Lane 
and Station Road to the north and south respectively. 

The site is located within the adopted Green Belt. However, unlike the 
majority of open countryside around Tring, the site does not lie within the 
Chilterns AONB. 

It benefits from its close proximity to Tring railway station0.5km at its closest 
point) and its convenient location on Station Road, which provides direct 
access, including by public transport, into Tring town centre.  

Scope and Structure of Report
This report sets out the strategic planning policy and site context in support of an allocation for predominantly 
housing development on the land with scope to accommodate new playing fields for Tring High School, or other 
sport and recreation facilities, on part of the site. 

In addition, the statement comprises a technical review of the site’s opportunities and constraints having regard to 
other published documents and technical reports and considers the degree of sustainability that future development 
may achieve. 

The statement has been structured to provide a sequential understanding of the context of the site as follows: 

• Chapter 2 sets out the Planning Policy Context, comprising an analysis of national and development plan policy, 
including the evidence base to the emerging LDF which confirms the case for future development in Tring, and 
the subject site in particular. 

• Chapters 3, 4  and 5 provide relevant background context to the subject site including an overview of technical 
information and analysis that has been completed to date to demonstrate that the land is suitable, achievable 
and deliverable for development.

• Chapter 6 comprises a preliminary overview of competing sites and locations in Tring. 

• Chapter 7 contains the Summary and Conclusions

Overview
In summary, this statement demonstrates that the subject site is capable of accommodating a sustainable housing 
development to meet the local needs of Tring and, if required, playing fields for Tring High School or other recreation 
facilities. The development would meet the  issues and objectives identified in the emerging development plan 
documents. 

The site is free from technical constraints and is suitable, deliverable and achievable for housing and associated 
development. 

The land to the north of Station Road, Tring should be acknowledged as a housing development opportunity for the 
expansion of the settlement through the partial review of the Core Strategy. 

 

Opposite: Site location plan
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Planning Policy Context 02

This analysis of planning policy has been informed by the aims of the 
National Planning Policy Framework (“The Framework”), the spatial 
development objectives of the adopted Dacorum Core Strategy 
(September 2013), the ‘saved policies’ of the Local Plan (1991-2011), and 
the evidence base for the emerging DPDs.

National Planning Policy Framework
The Framework provides the overarching context for the preparation of 
development plans and consideration of the future use of the subject site. 

The allocation of the subject site for development would comply with the 
key objectives of the Framework as outlined below. 

Promoting Sustainable Development
The presumption in favour of sustainable development is central to the 
Framework’s policy approach. In promoting sustainable development 
in the plan-making process local planning authorities are required to 
positively seek opportunities to meet the development needs of their area 
(paragraph 14, NPPF). 

Local plans are the key to delivering 
sustainable development and should be 
prepared with that objective in mind. To 
that end they should be consistent with 
the principles and policies set out in the 
Framework (paragraphs 150 and 151). 

The 12 Core Planning Principles which 
underpin plan-making and decision-
taking within the planning process are set 
out in paragraph 17 of the Framework. 
Planning should: 

• Not simply be about scrutiny, but to 
be a creative exercise finding ways to 
enhance and improve places

• Proactively drive and support 
sustainable economic development to 
deliver the homes, development and 
places the country needs, 

• Take account of the different roles 
and character of areas, protecting 
the Green Belts and recognising the 
intrinsic character and beauty of the 
countryside, and

• Actively manage patterns of growth 
to make the fullest possible use of 
public transport, walking and cycling, 
and focus significant development in 
locations which are or can be made 
sustainable. 

It is clear from the Framework that the 
Government is committed to ensuring 
that the planning system does everything 
it can to support sustainable economic 
growth and significant weight should be 
placed on the need to support economic 
growth through the planning system. 

Opposite: Aerial site location
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Sustainable Transport
Section 4 of the Framework highlights the important role transport policies 
have in facilitating sustainable development and also in contributing to wider 
sustainability and health objectives; paragraph 29 states:

“The transport system needs to be balanced in favour of sustainable 
transport modes, giving people a real choice about how they travel” 

Paragraph 30 emphasises that encouragement should be given to solutions 
which support reductions in greenhouse gas emissions and reduce 
congestion. In preparing Local Plans, local planning authorities should 
therefore support a pattern of development which, where reasonable to do 
so, facilitates the use of sustainable modes of transport. 

Furthermore, plans and decisions should ensure developments that 
generate significant movement are located where the need to travel will be 
minimised and the use of sustainable transport modes can be maximised 
(Paragraph 34).

Housing
Section 6 of the Framework emphasises the requirement for local planning 
authorities to “boost significantly the supply of housing”. To achieve this 
LPAs should:

• Use their evidence base to ensure that their Local Plan meets the full 
objectively assessed needs for market and affordable housing in the 
housing market area, and

• Identify and update annually a supply of specific deliverable sites 
sufficient to provide five years’ worth of housing against their housing 
requirements with an additional buffer to ensure choice and competition 
in the market for land (paragraph 47). 

Green Belt
The importance of protecting Green Belt land is emphasised in the 
Framework which reiterates the fundamental aim of Green Belt policy to 
prevent urban sprawl by keeping land permanently open. 

The Framework confirms that, once established, Green Belt boundaries 
should only be altered in exceptional circumstances through the preparation 
or review of the Local Plan. When such a review is necessary, LPAs should 
take into account the need to promote sustainable patterns of development.

When defining Green Belt boundaries, LPAs should, inter alia: 

• Ensure consistency with the Local Plan strategy for meeting identified 
requirements for sustainable development; 

• Not include land which it is unnecessary to keep permanently open; and

• Define boundaries clearly, using physical features that are readily 
recognisable and likely to be permanent. 

Conserving and enhancing the natural environment
The planning system should contribute to and enhance the natural and local 
environment including protecting and enhancing valued landscapes. 

Great weight should be given to conserving landscape and scenic beauty 
in designated areas, including Areas of Outstanding Natural Beauty, which 
have the highest status of protection in relation to landscape and scenic 
beauty. 
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Development Plan
The development plan for Dacorum Borough Council comprises the 
Adopted Core Strategy (September 2013) and the ‘saved policies’ of the 
Local Plan (1991-2011). 

Dacorum Borough Council Core Strategy (2006-

2031)
The Dacorum Borough Council Core Strategy was adopted in 
September 2013. While the plan sets the strategic context for 
development to 2031, the council has agreed that it should be subject of 
an early review. The purpose of the review is to reconsider housing need 
and investigate ways of meeting that need more fully; which will involve 
undertaking a review of Green Belt boundaries. 

Strategic Context

Dacorum’s location on the western edge of Hertfordshire means that 
it has strong links with the adjoining counties of Buckinghamshire 
and Bedfordshire; this is particularly true of the western fringes of the 
borough around Tring. It is a predominantly rural borough, and of the 
rural area almost 60% lies within the Metropolitan Green Belt and over 
a third is designated as Chilterns Area of Outstanding Natural Beauty 
(AONB).

The main lines of communication in the borough are the A41 trunk road, 
the West Coast Main Line railway and the Grand Union Canal.

Given the proximity of the borough to London, housing is expensive by 
national standards and slightly higher than the average for the London 
commuter belt, reflecting the attractiveness and demand for housing in 
the borough. The provision of affordable housing is a key challenge.

Above: Core Strategy Key Diagram 

Adopted Core Strategy 25 September 2013 
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Adopted Core Strategy 25 September 2013 
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Adopted Core Strategy 25 September 2013 

7 
 



10

Managing Development

The Core Strategy sets out a settlement hierarchy which shows where 
change will be focussed and managed within the borough: 

• Hemel Hempstead is the main focus for development

• Large Villages and Market Towns (including Tring) are identified as 
areas of limited opportunity. 

• Small villages in Green Belt and rural area and other small villages 
and the countryside: Areas of development restraint. 

Berkhamsted and Tring sit within the second settlement tier; they are 
expected to meet their local housing needs and provide employment 
and services for local and adjacent communities [our emphasis]. 

Decisions on the scale and location of development will be made in 
accordance with the settlement hierarchy. Specifically, within market towns 
the policy states that they will accommodate new development for housing, 
employment and other uses, provided that it: 

• Is of a scale commensurate with the size of the settlement and the 
range of local services and facilities; 

• Helps maintain the vitality and viability of the settlement and the range of 
local services and facilities; 

• Causes no damage to the existing character of the settlement or its 
adjoining character; and

• Is compatible with policies protecting the Green Belt and Rural Area 
(Policy CS1)

A number of sites (local allocations) are identified on the edge of settlements 
to assist in meeting their development needs. Those sites, including land at 
Icknield Way, Tring (policy LA5) require the release of land from Green Belt.

Sustainable Transport

The plan acknowledges that the location of development, in particular, is a 
critical factor for delivering sustainable development. Accordingly, housing 
growth and other development over the plan period needs to be brought 
forward in sustainable and accessible locations, and links to key destinations 
strengthened. 

New development will be guided to more accessible locations that are well 
connected to a range of uses and integrated with other travel modes. While 
the plan recognises that the private car will remain the central method of 
travel, it also aims to promote realistic opportunities for travellers to make more 
sustainable transport choices such as walking, cycling or using passenger 
transport (Policy CS8). 

Housing Development

The Core Strategy emphasises that decent homes are fundamental to people’s 
wellbeing and quality of life, and the foundation for achieving balanced and 
sustainable communities. Homes should also be served by appropriate facilities 
and services. 

The Core Strategy is undergoing a partial review to assess the FOAN and 
undertake a Green Belt review. The Core Strategy EIP Inspectors report 
indicated that the housing requirement could rise to 540dpa based upon the 
(then) latest CLG Household Projections; this would represent a significant 
increase in the overall quantum of housing provision required. It is notable that 
the sub-regional Household projections published in February indicate an even 
higher figure for the Borough (see below).

The distribution of housing is guided by the settlement hierarchy. As a 
consequence, the majority of housing has been directed to Hemel Hempstead 
with the Market Towns expected to meet their locally generated needs. 
Nevertheless, the plan allocates just 480 dwellings to Tring. 

Housing development will be optimised on previously developed land in urban 
areas; however these sites alone will not maintain a sufficient and steady supply 
of housing over the lifetime of the plan. Therefore, some contribution from 
greenfield sites is planned for within the urban areas and through extensions to 
some settlements; this will require alterations to the Green Belt boundary. 

The total supply of affordable housing is low. The Core Strategy aims to 
increase the number of affordable homes in the borough specifying that outside 
Hemel Hempstead a policy target of 35% affordable homes will be provided on 
sites with a minimum size of 0.16ha or 5 dwellings. 
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Tring Place Strategy

The Core Strategy includes ‘Place Strategies’ for the main settlements in the borough. The strategies take forward 
the settlement hierarchy and broad planning policies, and highlight particular characteristics and future requirements 
for each place. 

The vision for Tring is to:

..remain a successful and compact 
market town surrounded by farmland and 
delivering a high quality of life and prosperity 
for its residents and business community. Its 
built and natural heritage has been retained 
and enhanced. Accessibility to services and 
facilities has been improved, whilst promoting 
sustainable forms of travel

The plan suggests that this vision for the town will be realised through the development of 480 new homes, 
including the local allocation for c.150 at Icknield Way, together with affordable housing and open space. It 
recognises that Tring Secondary School will need to be extended and additional detached playing fields provided.

The Place Strategy recognises that Tring is a distinctive compact market town surrounded by farmland, Green 
Belt and the Chilterns AONB. New development will be required to maintain this character and protect landscape 
features such as Tring Park, the Grand Union Canal and Tring Reservoirs. In addition, views along the High Street 
and Icknield Way will be safeguarded. 

Opposite: Starstops End Reservoir, Tring
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Above: Tring place strategy diagram

Adopted Core Strategy 25 September 2013 

168 

Figure 24 

Adopted Core Strategy 25 September 2013 

168 

Figure 24 
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Core Strategy EIP Inspector’s Report

The Inspector’s Report to the EIP of the Core Strategy concluded that the plan provides an appropriate basis for the 
planning of the borough, provided that a number of modifications were made; including a commitment to a review 
of the plan to be adopted in 2017/18. In the meantime, while the Inspector considered that the plan failed to identify 
the FOAN for housing, he was satisfied that the council’s housing trajectory demonstrated that there will not be a 
shortfall against the 5-year land supply until after the review had been completed.

Related to this issue, the Inspector commented upon the constraining effects of the Green Belt and review of its 
boundaries through the development plan process:

‘…at the time a local plan is being prepared or reviewed consideration should be given to the boundaries, so that 
they are capable of enduring beyond the plan period. Among the considerations to be addressed are the level of 
consistency between the green belt and meeting requirements for sustainable development; whether or not the five 
purposes of green belt are being fulfilled; the need to identify safeguarded land; and the need to be confident that 
the boundaries will not have to be altered at the end of the plan period’ 1

The Inspector’s Report also concluded that the plan’s housing strategy and distribution of development focussing 
mainly on Hemel Hempstead is justified. Notwithstanding, he stated that:

‘…there will be a need to provide additional housing elsewhere..’

and

‘..there is no reasons to conclude that the contribution they could make to meeting needs will not be re-assessed as 
part of the forthcoming partial review of the plan..’

in doing so

‘..it must be remembered that many of these settlements are more constrained than Hemel Hempstead, for 
example by the Chilterns AONB (which must be afforded the highest status of protection)..’ 2 

Dacorum Borough Local Plan (1991-2011) 

The majority of policies contained within the Local Plan have been superseded by the Core Strategy. Those relevant 
policies that have been saved set out requirements to make appropriate provision for pedestrians and cyclists 
(policies 61 and 62):

1  Inspector’s Report, paragraph 19
2  Inspector’s Report paragraphs 38 & 39
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Evidence Base
The development plan documents are supported by technical and other 
reports which comprise the evidence base for the adopted and emerging 
plan. Those reports set out the strategic context for the scale and location 
of development throughout the borough.

Strategic Housing Land Availability Assessment (SHLAA) 2008

The SHLAA for South West Hertfordshire covers Dacorum Borough Council, 
Three Rivers District Council and Watford Borough Council. Within Dacorum 
Borough Council, the SHLAA identifies the main settlements as Hemel 
Hempstead, Berkhamsted and Tring. 

At the time of its preparation the SHLAA estimated that there was potential 
to deliver 23,115 homes in Dacorum of which 4,330 would be delivered 
within urban areas and 18,785 on greenfield land. 

In total 1149 sites were identified in the borough for further assessment in 
terms of policy restrictions, physical or environmental limitations. 

In Tring, just 121 potential sites were identified as part of the initial exercise 
with 37 in Tring Central, 20 in Tring East and 64 in Tring West; all with a 
combined capacity of just 244 dwellings,  Tring Central is identified as 
having the second lowest housing capacity in the Borough being able to 
accommodate just 10 dwellings.

Moreover, the total greenfield capacity of Tring is one of the lowest in the 
borough, with 0 dwellings allocated to Tring Central, 27 dwellings to Tring 
East and 32 dwelling to Tring West. 

Of the 121 potential sites, only 18 sites, with a combined capacity of 36 
units, were subsequently considered suitable for housing development. 
The average size of the identified sites is 2 units; this compares with the 
average for the borough 20 units, and reflects the tight urban grain and 
environmentally constrained nature of the town  .

Housing Land Availability Paper (April 2009)

The Housing Land Availability Paper was prepared in the context of the 
SHLAA to inform the emerging Core Strategy. It focuses on identifying the 
broad location, phasing and type of housing supply necessary to meet the 
housing requirement. 

The Paper concludes that while a significant proportion of dwellings will 
be delivered through urban capacity sites over the plan period (9,279 
dwellings), there is also a requirement for large scale greenfield development 
(6,937 dwellings) over the longer term to achieve the minimum housing 
target to 2031. 

Housing Land Availability Paper (July 2011)

This second Paper updates the earlier work from 2009 and includes a 
stage 2 review of the SHLAA. It claims that there is an adequate supply 
and range of housing opportunities to satisfy housing options set out in the 
Consultation Draft Core Strategy (430 dpa). 

As with the earlier Papers, the housing supply will be achieved primarily 
through the short term delivery of urban capacity (brownfield and greenfield 
sites), concentrated in Hemel Hempstead. 

The Paper recognises the importance of greenfield sites to meet the 
housing requirement set out in the Core Strategy through Local Plan 
allocations, including ‘local allocations’ on the edge of settlements. It 
identifies a requirement for the Development Plan to allocate land for 1,550 
homes on greenfield sites across the borough, including a site for 150 
dwellings on the edge of Tring. 
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Strategic Housing Market Assessment (SHMA) 2008 
– Report of Study Findings April 2010

Dacorum Borough was included in the SHMA for the London Commuter 
Belt (West) Sub-Region. 

The SHMA states that:

“….it is essential to deliver housing growth in a sustainable way by providing 
a mix of tenures and sizes”. 

In particular, the SHMA indicates that new build housing will attract higher 
earning in-migrant households to the area. Moreover, it recognises that 
affordable housing will only be delivered through the planning system if new 
build market housing is allowed.

One of the key findings of the report concerns an apparent gap in providing 
affordable housing to lower income households that are not in urgent 
housing need. The SHMA identifies that there is a considerable shortage 
of housing for households with an income between £20k and £35k per 
annum; the requirement for the LCB (West) for intermediate affordable 
housing is 11,900 additional dwellings by 2021. 

Over the period between 2001 and 2008 Dacorum provided 390 
intermediate affordable housing units. If this trend combined with the other 
units provided by the local authorities within LCB (West) were to continue, 
there would be a potential undersupply of 480 units per annum across the 
LCB (West). 

Consequently, within Dacorum and LCB (West) as a whole, there is a 
requirement for an increase in Intermediate Affordable Housing. 

Green Belt Review Purposes Assessment (November 2013)

The document comprises a Phase 1 strategic review of all Green Belt land 
across the three planning authorities of Dacorum Borough Council, St 
Albans City and District Council, and Welwyn Hatfield Borough Council. 

The study aimed to define broad sub-areas and advise on the role that 
those areas play in fulfilling the fundamental aim of the Green Belt having 
regard to the five purposes set out in the Framework. In doing so, it 
recognises that Green Belt is an emotive issue

It concludes that all strategic parcels, at least in part, clearly perform a key 
Green Belt role. A small number of sub-areas within some of the strategic 
parcels are assessed as making the least contribution towards Green Belt 
purposes. In Dacorum, three such sub-areas are identified, including a small 
parcel to the west of Tring comprising the Core Strategy ‘local allocation’ at 
Icknield Way. 

Land to the south of the town is of strategic importance separating Tring 
from Berkhamsted.

Open Space Study (March 2008)

The purpose of this study was to assess and understand the open 
space needs in the borough through analysing the provision, quality and 
accessibility of open spaces in each settlement. 

Tring has a total of 163.7ha of open space and the fourth largest surplus of 
open space in the borough. This is primarily due to Tring Park which is the 
largest area of open space in the borough.

However, the study indicates that Tring has a below standard provision 
of open space for children and young people. In particular, East Tring is 
identified as an area of notable deficiency. This type of open space relates 
to space that helps to meet children’s play needs. 

The total area of open space for children and young people is 0.967ha out 
of the total open space for Tring which is 164.7ha. This is the lowest area 
out of all open space typologies, of which there are 10.  
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Outdoor Leisure Facilities Study (September 2014)

Sport England objected to the Core Strategy Policy CS23 on the basis that the 
evidence base used to prepare that policy was not sufficiently robust. While 
the EIP Inspector did not find the plan unsound in this respect the council has 
subsequently carried out this study to assess the need for playing pitches and 
other outdoor sports facilities in the borough. 

The Study concludes that there is a significant amount of actual spare capacity 
(i.e at peak time) of adult pitches in Dacorum, including 1.5 adult pitches  in Tring. 
However, it also found that the town is deficient in facilities for young people, 
concluding that there are 0 youth pitches and only 1 mini pitch available for 
community use during the peak period against particularly strong demand for such 
facilities. 

In addition, the study found that the quality of pitches (football) in schools, including 
Tring Secondary School, could be improved to facilitate overplay (enhanced use). 

Other Documents
Annual Monitoring Report

The Council’s latest AMR was published in January 2015. It includes details 
of housing completions against the Core Strategy annual requirement and the 
housing trajectory set out in Appendix 2 of the plan.

The AMR confirms that there were just 219 net additional dwellings built in the 
borough in 2013/14 against the average annual requirement of 430, and the 
housing trajectory projection of 535 for that year. Overall, since the start of the plan 
period 2,998 dwellings have been constructed against a target of 3,440; that is a 
shortfall to date of 442 dwellings or just over 1 year of the annual requirement.

Affordable housing completions have been considerably behind target with only 27 
affordable units (12% of completions) delivered in 2013/14.

Crossrail

Recent reports into the expansion of Crossrail in London identify Tring as the 
potential terminus for the stage 3 expansion. While there are already direct rail 
connections from Tring to London Euston, the Crossrail proposals would provide 
an enhanced service and enable direct rail travel from the town into the heart of the 
city.

2012 Household Projections

The 2012 based sub-national household projections were published on 27th 
February. Those projections form a starting point from which to assess the full 
objectively assessed housing needs for individual authorities. The figure for 
Dacorum is 695 dwellings per annum, representing an increase of 265 dpa (62%) 
over the Core Strategy housing requirement.

Landscape Character Assessment for Dacorum (2004)

The Landscape Character Assessment for Dacorum was jointly undertaken by the 
Chilterns Conservation Board, Dacorum Borough Council and Hertfordshire County 
Council in order to provide an evaluation of the landscape and provide appropriate 
policy guidelines for development within the Borough. 

The predominant Landscape Character Areas around Tring comprises the Tring 
Gap Foothills. : 

Key characteristics of this area include views to the Chilterns escarpment and 
parkland landscapes at Tring Park and Pendley Manor, with Pendley Manor/Farm 
and parkland being a distinctive feature of the landscape character area. 

The document includes a strategy to improve and conserve the landscape 
character through, inter alia:

• Promoting the creation of buffer zones between intensive arable production and 
important semi-natural habitats 

• Developing a strategy for recreation and public access, including enhanced 
links to the Grand Union Canal and other recreational routes

• Limit the impact of new built development on the area through the use of native 
tree and shrub species and hedge planting

• Promote awareness and consideration of the setting of the AONB, and views to 
and from it

• Encourage the retention of existing pattern of hedges and create new features 
to enhance landscape and ecological links between woodlands, canal corridors 
and parklands

Opposite: Cycle lane
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Policy Context Summary
Planning policy at all levels directs new housing development to sustainable 
locations that are well served by public transport and in close proximity to 
jobs and services. National policy strengthens this with the presumption in 
favour of sustainable development, and emphasis on positive/ pro-active 
planning. 

The adopted Core Strategy sets out a housing requirement of 430 dwellings 
per annum. However, there is an acceptance that this does not meet the 
FOAN for housing in the borough and the figure is likely to rise through 
a partial review of the plan; particularly in light of the 2012 sub-national 
household projections. There is also a particular concern about the ability of 
the borough to meet its affordable housing needs and a recognition that the 
development of market housing is an important factor to improving supply. 

Both the Core Strategy EIP Inspector and the borough council recognise 
that Green Belt release will be required to meet the FOAN for housing.

In identifying areas of land for Green Belt release the council will need to be 
informed by the Green Belt Review, housing requirement, spatial strategy, 
and ensuring that development is promoted in the most sustainable 
locations with the least environmental impact.

Tring is expected to meet its own housing needs. The only way it will be 
capable of doing so is through a review of the Green Belt boundary. Sites in 
the most sustainable locations, with defensible boundaries and contributing 
least to Green Belt objectives should be preferred. 

At a local level, there is a need to provide additional sports pitches for Tring 
High School and to meet the deficiencies in playing pitch provision for 
young people.
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Site Context 03

Spatial Context
Tring is the third largest settlement in the borough of Dacorum. According 
to the 2011 census it has a resident population of just under 12,000 
persons and contains approximately 5,000 households. 

The town lies at the north-western extremity of the borough some 15km 
from Hemel Hempstead and 7.3km from Berkhamsted. Aylesbury, in the 
adjacent borough, lies 10.6km to the west . Each of those settlements is 
linked by the A41 trunk road which by-passes the town to the south and 
east.

Tring is located at low point in the Chiltern Hills, known at the ‘Tring Gap’. 
It has a roughly triangular settlement form generally contained by ancient 
routes comprising Icknield Way to the north and Akeman Street to the 
south. To the east, the settlement boundary is defined only by existing built 
development; however, both the Grand Union Canal and railway line create 
strong and clearly defined boundaries to contain the future spread of the 
town in that direction. 

The built up area of the town is entirely surrounded by Green Belt, and 
much of the surrounding area is contained with the Chilterns AONB.

To the north of the town, Tring Reservoirs are a national nature reserve and 
Site of Special Scientific Interest (SSSI).

Opposite: Wider spatial context plan
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Historic Context

Introduction
Tring’s traceable origins date back 
to the Domesday survey of 1086, 
whilst the presence of the pre-
Roman Icknield Way suggests that 
the area may have been settled 
before this. The historic core of 
the Town Centre began to develop 
during the 17th and 18th centuries, 
specifically around High Street 
and Aylesbury Road. The village of 
Aldbury, developed to the east of 
Tring, whilst scattered farm houses 
and country estates were situated in 
close proximity to both.

OS County Series: HERTFORDSHIRE 1:10,560 1884© Crown Copyright and Landmark Information Group Limited 2015 all rights reserved. This map may not be reproduced without permission. 883078496

OS County Series: HERTFORDSHIRE 1:10,560 1884© Crown Copyright and Landmark Information Group Limited 2015 all rights reserved. This map may not be reproduced without permission. 883078496

1884 

The recognisable aspects of Tring, especially in the vicinity of the site, 
began to develop with the advent of the town’s transport infrastructure. The 
extension of the Grand Union Canal in 1799 and London and Birmingham 
Railway in 1835, which are situated between Tring and Aldbury, drove 
forward this expansion creating a loosely parallel north-south axis.

OS County Series: HERTFORDSHIRE 1:10,560 1925-1926© Crown Copyright and Landmark Information Group Limited 2015 all rights reserved. This map may not be reproduced without permission. 883078496

OS County Series: HERTFORDSHIRE 1:10,560 1925-1926© Crown Copyright and Landmark Information Group Limited 2015 all rights reserved. This map may not be reproduced without permission. 883078496

1926

Tring’s development continued into the 20th Century with much expansion 
to the north and west of the historic centre. To the west, the area around 
Longfield Road saw significant urban growth in the form of detached and 
semi-detached residential development and the presence of the Tring 
Mortuary. Whilst to the North, the Tring Mill and outlying New Mill area, on 
Wingrave Road hosted residential and industrial development.

N N
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OS Plan 1:10,560 1960© Crown Copyright and Landmark Information Group Limited 2015 all rights reserved. This map may not be reproduced without permission. 883078496

OS Plan 1:10,560 1960© Crown Copyright and Landmark Information Group Limited 2015 all rights reserved. This map may not be reproduced without permission. 883078496

OS Plan 1:10,000 1980© Crown Copyright and Landmark Information Group Limited 2015 all rights reserved. This map may not be reproduced without permission. 883078496

OS Plan 1:10,000 1980-1996© Crown Copyright and Landmark Information Group Limited 2015 all rights reserved. This map may not be reproduced without permission. 883078496

1960

During the postwar era, piecemeal development occurred along the 
town’s main roads, primarily to the north and west of the centre. The 
villages of Aldbury and Wiggington were also subject to significant growth. 
Development also occurred to the east of the town, close to the site at 
Grove Road and Marshcroft Lane and in proximity to the railway station. 
Most of this development was residential in use and in detached or semi-
detached configuration.

1996

The built-up area of the town expanded rapidly during the latter half of 
the 20th century. Despite this, the majority of growth took place in the 
form of ‘infill’ growth, within the town’s existing urban footprint between 
Icknield Way, Grove Road and High Street. The majority of this growth 
was residential. Tring School and Icnkield Way Industrial Estate are notable 
examples of significant non-domestic growth.

The A41 dual carriageway was constructed to the south of the town, acting 
as a bypass for Tring.

Today the town has expanded to its natural limits of growth to the north 
(Icknield Way) and south (Akerman Street and Tring Park).

N N
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Facilities

Tring contains a wide range of employment, retail, recreation and 
community facilities that serve both the residents of the town and the rural 
hinterland. It has a number of attractions that draw visitors into the town, 
including:

• Tring Natural History Museum which is linked to the Natural History 
Museum in London

• A compact town centre containing a mix of independent and national 
retailers, services, coffee shops and restaurants

• A large supermarket (Tesco) on the edge of the town

• Pendley Manor conference centre

• Former Livestock Market (now a Friday market and fortnightly farmers’ 
market)

The town contains five primary schools, a secondary school, a performing 
arts school, two sports clubs, a Tesco Supermarket, three GP health 
centres and various other facilities such as three pharmacies, two dentists 
and a petrol station.

Site location

The subject site comprises an area of land approximately 52ha in size lying on the north side of Station Road 
immediately adjacent to the eastern built-up edge of Tring.

The land is under the sole ownership of Harrow Estates plc and is available for development without ownership 
constraints. It comprises predominantly open fields in agricultural use, separated by mature hedgerows. It has clear 
and defensible boundaries formed by the Grand Union Canal to the east, residential development within the existing 
settlement to the west, Marshcroft Lane and Station Road to the north and south respectively. 

The site benefits from its close proximity to Tring railway station and its convenient location on Station Road, which 
provides direct access, including by public transport, into Tring town centre. The station is located a short distance 
away, and within easy walking distance.  This close proximity to the station allows residents to easily access routes 
to the surrounding and wider areas.

The station is served by both the London Midland and Southern train lines which provide services to London Euston 
(every 15 minutes), Milton Keynes (every 30 minutes), Northampton (every 30 minutes) and Watford (every 15 
minutes). This offers quick, easy and frequent access to key employment areas. 

Moreover, the site is accessed off Station Road which provides a direct route into and out of Tring town centre. The 
two bus stops located on Station Road provide buses into and out of Tring at least every hour, to surrounding areas 
such as Berkhamsted, Aldbury and Hemel Hempstead (numbers 30, 31, 32 and 387). These services facilitate easy 
access in and around Tring, further highlighting the sustainable location of the site. 

As a consequence persons living on the site would benefit from easy and frequent access to a wide range of 
employment retail and community facilities both within the town and the wider area. For example, both London and 
Milton Keynes lie within an easy commute by rail of less than 1 hour from the site. Should the Crossrail 3 proposals 
be developed, a commute into central London would be easily achievable for those living on the site.

Opposite: Local landmarks and facilities
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Range of Uses

It is envisaged that the site would be suitable as an allocation for residential 
development as sustainable urban extension to the town. The land is 
easily sub-divided into smaller clearly defined development parcels; which 
if considered in isolation could deliver c. 150-300 dwellings. The extent 
of land allocated will be determined having regard to the outcome of the 
housing needs assessment and specific requirements to accommodate 
additional market and affordable housing in Tring.

Given the extent of land available and the relative proximity of the site to 
Tring High School, it is also anticipated that it could accommodate the 
detached playing fields that are necessary to facilitate expansion of the 
school. Further playing pitches and recreational facilities could also be 
provided, if required, to meet deficiencies in youth provision identified in the 
town.

The site also provides the opportunity to provide additional community 
facilities, for example linked to the playing pitches, if such need is identified 
through the development plan review.

The site is of sufficient scale to accommodate a strong landscape buffer 
on its eastern edge, improving the setting of the town and protecting views 
intoand out of the Chilterns AONB.

Opposite: Community Facilities Plan
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Site Analysis 04

Introduction
A number of technical reports have been prepared to assess the site and support 
allocation of the land for housing development. Other technical studies and 
information exist as part of the evidence base for the Core Strategy (see section 
2). The following comprises an overview of the reports specific to the subject site. 

Technical Assessment
Agricultural Land Classification (June 2013)

Reading Agricultural Consultants Ltd (RAC) was instructed to investigate the 
Agricultural Land Classification (ALC) of the subject site; this comprised of a 
detailed survey of site and soil characteristics. 

The report describes the site as predominantly flat, sloping upwards along its 
north-eastern edge, of which the slope is marked by a visible difference in soil 
characteristics. The soil is characterised by brown, well drained, fine silty soils 
developed in flinty and chalky drift over Chalk. The underlying geology comprises 
undifferentiated West Melbury Marly Chalk and Zig Zag Chalk Formations which 
are overlain by superficial Quaternary Head deposits of poorly sorted sand, gravel 
and clay. 

The assessment of quality of land was carried out according to the MAFF 
revised guidelines (1988) and the soil profiles have been described according 
to Hodgson (1997). 

The majority of the site has been assessed as Subgrade 3b (moderate quality) 
land, limited by droughtiness as a result of soil depth. The poorest quality 
soils are found in the central southern field which is under grass. The lack of 
available water storage capacity in shallow soils restricts this area to Grade 4 
(poor quality). 

In relation to ALC, the assessment found that approximately 18% of the site 
is best and most versatile land in Grade 2 and Subgrade 3a and over 80% of 
the subject site is moderate or poor quality land in Subgrade 3b (moderate 
quality) or Grade 4 (poor quality). As specified in the Framework (paragraph 
112) development is directed to this classification of land. 

Opposite: Grand Union Canal
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Phase I Geo-Environmental Assessment Report (June 2013)

BWB Consulting (BWB) has carried out a Geo-Environmental review of the 
subject site in order to fulfil certain objectives including the following:

• Assess the potential impact of historical activities on the site;

• Assess the historical and current surrounding land use in relation to 
known or potential off-site contamination issues that may impact the 
site; and 

• Assess potential environmental and geotechnical liabilities associated 
with the site. 

The assessment identified limited potential sources of historic 
contamination. Potential contamination from the previous agricultural use 
of the site is likely to be localised; sources of contamination include the use 
of pesticides and herbicides to the soil and also small scale spillages of fuel 
from agricultural machinery. 

In addition, the assessment found that fuel storage may have occurred 
on the site in the past, indicated by evidence of an old ground storage 
tank. This was also identified as a potential source of contamination to the 
site area. Moreover, the infill pond to the north of the site could potentially 
represent an isolated area of contamination at the site; this depends on 
the material used to backfill the pond, if any was used. Lastly, Off-site 
contamination was potentially found during the historical review which 
located a laundry present to the north of the site, labelled only on the 1924 
plan. 

Given the above, the assessment concluded that the majority of consents 
and permits identified in the review are considered unlikely to have had 
a detrimental impact on the site, with the exception of the fuel storage 
tank located in the south-eastern area of the site which may have resulted 
in contaminants migrating within the site boundary. Furthermore, any 
development on the site must be aware of the underground high pressure 
fuel pipeline which crosses the eastern part of the site in order to avoid it 
where possible. 

With regards to pollution, the review establishes that based on the 
proposed end use of the site and the historical knowledge of the site, the 
site represents a low/moderate risk to human health and to controlled 
waters. 

In relation to geotechnical matters, although the site is indicated to be within 
a JPB mining area, the Coal Authority do not consider the site to be within 
an area at risk from below-ground coal mining activities. Therefore, the risk 
associated with belowground mining activity is low. 

The assessment recommends that due to the potential sources of 
contamination identified, ground investigation works will be required prior 
to development of the site to establish the presence of ground gas, shallow 
soil and groundwater contamination beneath the site. All of these matters 
are relatively minor and capable of being dealt with through the normal 
development process.

Opposite: The Obelisk, Tring Park
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Archaeological Desk-based Assessment (June 2013)

An archaeological desk based assessment has been prepared by CgMs 
consulting to examine the sites archaeological potential and thus potential 
impact on heritage assets of archaeological interest. 

The principal findings of the study outlined that there are no scheduled 
monuments or other designated heritage assets on the site; however, 
two listed buildings lie approximately 75m south of the study site. These 
are Pendley Manor Lodge and Stables at Pendley Manor. An ‘Area of 
Archaeological Significance’ lies in the western part of the site, as identified in 
the local plan. 

The assessment identified that the crop-marks visible on aerial photographs 
and located within the Area of Significance contain an enclosure of Iron Age 
or Roman date. No aerial photographic evidence provides evidence of any 
contemporary agricultural activity. It is anticipated that agricultural activity 
associated with the enclosure is in its immediate vicinity. 

As a result of previous agricultural activity, in particular ploughing, there has 
been widespread damage on underlying archaeological deposits within and 
associated with the enclosure. Consequently, the significance of the site is 
reduced to less than national (i.e. local) significance. 

Nevertheless, in accordance with saved policy 118 (Important Archaeological 
Remains) of the Local Plan opportunities to incorporate the Area of 
Significance within an area of open space will be explored to achieve in-situ 
preservation. 

In conclusion, the assessment of the archaeological potential of the subject 
site identified that:

 “..the extent and apparent local significance of the area of archaeological 
interest does not present an overriding constraint to the development of the 
wider Station Road site”. 

Chilterns Beechwoods Special Area of Conservation (SAC) 

The site is approximately 2km from component SSSIs of the Chiltern Beechwoods 
SAC which is subject to the protection by the Habitats Regulations. 

A briefing note was prepared in August 2013 by Ecology Solutions to consider the 
proximity of the site to the SAC and the potential implications for the development 
of the site. 

The note emphasises that the SAC Is not a development constraint. However, 
development should take account of the potential impact on the SAC and must 
be acceptable to Natural England. If the site is developed for residential purposes, 
there would be an influx of new residents to the area. Consequently, even though 
there is lack of evidence that recreational pressure is having an adverse effect on 
the SAC, it would be appropriate to provide Suitable Alternative Natural Green 
Space (SANGS) to minimise the potential effect onto the SAC.  

Furthermore, the note concludesthat as the Habitats Regulation Assessment 
undertaken on behalf of Dacorum Borough Council identified that there is 
potential for recreational pressure or air quality impacts to arise as part of any new 
development, mitigation and avoidance measures in the form of SANGS should be 
proposed on a precautionary basis. 

Due to the large size of the site, SANGS could form part of any future development 
proposals. This offers the scope to mitigate the impact of recreational pressure 
arising not only from the development but other developments in town. In particular, 
as the early ecological survey work identified habitats of value on the eastern 
boundary adjacent to the Grand Union Canal, and combined with the presence of 
the Grand Union Canal Walk (exiting public footpath), it would be appropriate to 
focus any SANGS along this boundary. 

Highways and Transport 

A preliminary exercise has been carried out by Vectos to assess opportunities for 
achieving vehicular and pedestrian access into the site. This confirms that due to 
the significant extent of frontage to Station Road one or more vehicular access 
points can be achieved using land within the highway and the subject site.

In addition, the alignment of Station Road does not raise any issues in terms of 
forward visibility and the levels do not pose any concerns. 

Pedestrian and cycle links can be achieved to Marshcroft Lane and the towpath on 
the Grand Union Canal providing permeability and enhanced recreation to the wider 
area.
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Flood Risk

The four councils located in West Hertfordshire, including Dacorum Borough 
Council commissioned Halcrow Group Limited to produce a Level 1 
Strategic Flood Risk Assessment (SFRA). The aim of the SFRA is to map 
all forms of flood risk and use this as an evidence base to locate new 
development primarily in low flood risk areas. 

The majority of Tring is within Flood Zone1 including the entire area of the 
study site. The Assessment recommends that new development is to be 
directed to areas of low flood risk (Flood Zone 1). 

Tree and Hedgerow Survey

A draft tree report was produced by ACD Aboriculture in July 2013 to 
survey and categorise the trees on the site.

The report describes the site to comprise arable land divided by hedgerows 
with trees. These were assessed by ACD Arboriculture and identified as 
having landscape value when viewed both within the site and from the 
surrounding area. Their retention should, therefore, be considered as part of 
any future development proposals. 

The woodland and group of trees to the south of the site are of high 
Category and landscape value. While some of the hedgerows are in poor 
condition, most of the hedgerows in the site are generally in good condition. 

Given the strong existing landscaping around the site, any additional 
landscaping will provide the opportunity to create a significant landscape 
belt that will protect views to and from the AONB. The natural boundaries 
formed by existing landscaping will allow for flexibility in the arrangement of 
development on site. 

Landscape and Visual Assessment

Liz Lake Associates produced a Landscape Management Plan (opposite) to 
demonstrate how the site could be managed, with respect to both existing 
and new landscaping to ensure that any future development proposals will 
not have a detrimental impact on views into and out of the site from the 
AONB. 

The Landscape Management Plan proposes additional planting and 
reinforcement including avenue tree planting, limited hedgerow removal 
and adjustment planting of parcels of land from grass to woodland creating 
a ‘woodland open space’. Those measures will soften the edge of the 
settlement and enhance the relationship of the town with the AONB.  

Conclusion of Technical Analysis
A comprehensive and detailed technical analysis of the site has been 
carried out to demonstrate that there are no technical or environmental 
impediments to developing the land. The findings of those reports have 
been combined to create a constraints and opportunities plan for the site. 
That plan demonstrates how a development of the site could provide 
significant environmental enhancements in accordance with the policy 
guidance objectives of the Landscape Character Assessment for the Tring 
Gap Foothills.
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Key Community Benefits
The site is capable of delivering a combination of residential development, 
sports and recreation facilities and landscaping / ecological habitat to 
enhance the setting of the town. Development of the land would secure the 
following community benefits:

Housing Need

The site presents an important opportunity to meet housing requirements 
for the borough generally, and Tring in particular; including a significant 
contribution towards affordable housing in accordance with the 
development plan policy.

The quantum, mix of housing types and tenures will be influenced by market 
at the time of deliver, but will in all likelihood include a broad range to meet 
local needs and address imbalances to support a stable local housing 
market.

Open Space, Sports and Recreation 

The site can accommodate detached playing fields that will facilitate the 
expansion of Tring High School and new sports pitches for young people. It 
will include extensive areas of open space and landscaping that will provide 
ecological benefits and improve the setting of the town. 

New pedestrian and cycle links will be provided through the development 
and linking the town to wider recreational routes, particularly along the 
Grand Union Canal.

Economy

Development of the site will help to support and strengthen Tring as a local 
market town, providing additional income from people living within the 
development to local shops and services.

The proposed housing will make a significant contribution towards New 
Homes Bonus funds and the creation of local jobs on the basis that 
residential development generates 1.5 full time equivalent construction jobs 
per new home.

Where required, the development could also contribute towards social 
infrastructure in the town, either by way of financial contributions or, if 
appropriate, land to accommodate new facilities.
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Deliverability Assessment 05

A long standing requirement of the Framework 
is the need for local planning authorities to 
objectively identify a supply of deliverable sites 
that are capable of delivering an appropriate 
level housing provision. Local authorities 
are required to identify a supply of specific 
deliverable sites to provide five years’ worth 
of housing against their requirements   
(paragraph 47). 

The Framework defines ‘Deliverable’ sites as those which are available 
now, offer a suitable location for development now, and are achievable 
with a realistic prospect that housing will be delivered on the site within five 
years and in particular that development of the site is viable. 

Opposite: St. Peter & St. Paul
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The suitability of the site has been considered in the preceding chapters. 
The achievability and viability of the site are considered below: 

Available
There are no legal or ownership problems, such as multiple ownerships, 
ransom strips, tenancies or operational requirements of landowners. All the 
land forming the subject site is owned by Harrow Estates plc. 

Achievable
The land is not affected by any engineering, environmental or other technical 
constraints that cannot be addressed through the planning and design 
process, and appropriate mitigation measures will be employed where 
necessary in respect of ground conditions, drainage, archaeology and 
ecology. There is significant scope for considerable landscape planting to 
enhance the setting of the town and protect views into and out of the AONB

The land has very good accessibility given its close proximity to Tring 
train station, adjacent bus stops and direct access into and out of Tring 
via Station Road. Any development of the site can be achieved through 
utilising the existing highway network and no major infrastructure works are 
expected to be required. 

Viable
Harrow Estates plc are experts in Land and UK property markets with 
their main strengths stemming from their vast experience with sites with 
development or redevelopment prospects around the UK.

Harrow Estates is well positioned to promote the site through the 
Development Plan review process. The company has carried out its own 
viability appraisal of the land and is able to confirm that the combination of 
uses identified in this document is viable and achievable. 

It is Harrow Estate’s policy to dispose of sites quickly after securing a 
development allocation and/or obtaining planning permission for the land. 
They have close relationships with a number of national house-builders in 
particular Redrow Homes and are in preliminary negotiations to enable the 
site to be brought forward as soon as possible

It is likely that an application for development on the site would come 
forward immediately upon an allocation being as part of the Partial Review 
of the Core Strategy. Development is likely to proceed at a rate of between 
30 and 60 dwellings per annum, dependent upon the scale of housing 
proposed and number of developers on site, with a likely lead in period of 2 
years from the date of adoption of the plan.

 

. 

Opposite: Pendolino train
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Assessment of alternative sites in Tring 06

Introduction
The Core Strategy and its subsequent review has a requirement and 
expectation that provision for housing growth is made in and around Tring 
in order to, at least, meet the needs of the town.  

It is therefore necessary to identify a sufficient number of sites which can 
accommodate an appropriate level of growth, and provide a future housing 
supply, having regard to the requirements set out in the Framework; 
including the need for such sites to be deliverable (suitable, available and 
achievable). 

Other Potential Sites
SHLAA

The SHLAA identified 18 sites in Tring suitable for development, of those four, including the subject site, were 
assessed as potential local allocations requiring the release of land from Green Belt. The assessment; eventually 
led to the allocation of land at Icknield Way for c.200 dwellings, employment development and expansion of Tring 
cemetery.

While all of the other sites were rejected as potential allocations, it is clear that the review of the Core Strategy will 
need to re-visit that analysis and identify other ‘local allocations’ to meet development requirements in Tring so 
that it is ‘capable of meeting its local needs for housing’. In doing so, sites should be assessed in terms of their, 

• Suitability, including the sustainability of the location;

• Contribution to Green Belt objectives and whether they have firm and defensible boundaries; 

• Ability to contribute to meeting wider local objectives; and 

• Impact on the environment

The previous sections of this report set out the clear case for allocation of the subject site, north of Station Road. 
This section comprises a preliminary assessment of alternative sites on the edge of Tring.

Opposite: Alternative sites plan
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Land to the East (Dunsley Farm)

The land to the east of Tring at Dunsley Farm is bounded by existing residential 
development and Tring Cricket Club to the north, Cow Lane to the east and London 
Road to the south and west. The site is greenfield land and within the Green Belt and 
within close proximity to the Chilterns AONB. 

The phase 1 Green Belt review document identifies the site as lying within both a 
‘strategic gap’ and important to maintain as Green Belt to protect the separation of Tring 
and Berkhamsted and a primary local gap. It is also important for preserving the setting of 
the historic town.

Any development of the site will cause the loss of two farms, with the opportunity for only 
one to be replaced . 

The site can be considered generally sustainable in transport terms for walking and 
cycling to the town centre and Tesco store. It is also located on a bus route to Hemel 
Hempstead and Berkhamsted. However, it is more remote from Tring Station than the 
subject site and, therefore, less accessible than that site in public transport terms.

The council’s earlier assessment confirms that the primary constraint on the site is the 
adverse effects any development would have on surrounding historic and cultural assets. 

The County Archaeologist has raised concerns regarding the proximity of the site to Tring 
Park (east), which is anticipated to include the site of the deserted medieval settlement 
of Lower Dunsley. In addition, the southern boundary of the site is formed by Akeman 
Street, a Roman Road and within the site is an area of degraded ridge and furrow and 
Dunsley Bungalow Small Holding which is grade II listed (including outbuildings and land 
within its curtilage). 

The majority of the site is classified as either “pre 18th century enclosure” (c.50%) or 
“18-19th century enclosure” (45%). The County Archaeologist considers there to be a 
moderate risk that archaeological remains are present on the site, including remains that 
may be of national importance. 

Dunsley Farm lies to the south of the town in an area that is considered more sensitive in 
landscape character terms due to its proximity to both Tring Park and Pendley Manor.

In summary, it is clear that the site performs an important, strategic, Green Belt function 
and is constrained by its heritage, environmental and cultural value. 

Waterside Way 

The site at Waterside Way is bound by the Grand Union Canal to the north and east, 
Icknield Way to the south and Little Tring Road to the west. Development in this location 
would have an adverse effect on the pattern of the settlement, extending the built up area 
of the town beyond the historic boundary of Icknield Way.

The site lies within the Green Belt and adjacent to the boundary of the Chilterns AONB. It 
is within a primary local gap separating Tring from Long Marston. Development of the land 
has the potential to adversely impact on the landscape character and views of the AONB, 
Grand Union Canal and Tring Reservoirs SSSI.

While the site lies in close proximity to the Icknield Way employment area it is some 
distance from the town centre and Tring Train Station, which would encourage the use 
of the car to access local services and facilities. The site is clearly less accessible or 
sustainable than alternative locations to the south and east of the town. 

The site is also quite remote from Tring High School and does not afford the opportunity 
to provide detached playing fields to accommodate the needs of the school.

The County Archaeologist considers the site to be a moderate risk that heritage assets 
with archaeological interest are present on the site, some of which may be worthy of 
designation. 

Overall, the site lies in a less sustainable location than the Station Road site and its 
development would have an unacceptable adverse impact on settlement form.
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Tring Sports Forum

The Tring Sports Forum’s proposal site includes the following: 

• Land owned by Hertfordshire County Council which is bounded by Station Road to the 
North, Cow Lane to the east and London Road to the south and west;

• A small amount of land to the east of Cow Lane which is currently used for sports facilities;

• Land to the north of HCC Land, owned by Tring Town Council and is known as Pound 
Meadow; 

• The cricket ground; and 

• The adjacent playing fields. 

The proposal would require the relocation of the existing secondary school and public sports 
facilities in order to come forward for housing development. The housing development would 
result in the loss of some designated Open Land due to the amount of housing required on the 
existing secondary school site. 

It is important to note that the Tring Sports Forum proposal does not have the support of 
the County Council who are the main landowner. This is largely because of the viability of the 
scheme as it would require the building of a new secondary school and public sports facilities 
and associated works. In the circumstances there are serious doubts over the deliverability of 
the site. 

The land is identified within the ‘Strategic Gap’ that is necessary to keep open to retain the 
separation between Berkhamsted and Tring. 

Given the above, this site is clearly unsuitable for development and should not be considered 
above the site at Station Road.

Other Sites

Representations were made to the Core Strategy to identify land at New Mill as a potential 
housing allocation. The site comprising 14.5 hectares of greenfield land lies within the 
green belt. It is located some distance from main transport links such as the train station 
and bus routes and therefore offers a far less sustainable location for residential and 
sporting facilities than the subject site. Its limited accessibility will also work to constrain its 
suitability for compensatory SANGs which will be required to mitigate recreational pressure 
on Chilterns SAC.  

The area of land promoted through the development plan process is relatively modest 
and would not provide scope for compensatory SANGs to limit any wider development 
pressure on the Chilterns SAC. 

There are no other sites in Tring capable of accommodating housing development of more 
than c.30 dwellings (max). Cumulatively those sites would not meet the development 
needs of the town, even if they could all be brought forward. 

Conclusion
While the Core Strategy indicates that Tring should accommodate its own development 
needs it allocates just 480 new dwellings to the town over the plan period; this is 
considered inadequate to meet the Core Strategy objective and the figure is likely to 
increase as a result of the partial review. 

Given the limited opportunities to identify sites within the existing settlement boundary the 
development needs of the town can only be satisfied through expansion and release of 
Green Belt land at the periphery. The sites identified and discussed in this chapter suffer 
from a range of constraints relating to issues of technical, sustainability, landscape, visual, 
heritage or archaeological matters. None performs as well as the subject site in providing a 
sustainable extension to meet the future development needs of the town. 
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Summary and Conclusions 07

This document sets out the case for the 
allocation of land to the north of Station 
Road, Tring as a potential housing 
allocation within the Dacorum Borough 
Council Development Plan documents. 

Context
The Inspector examining the recent Core Strategy concluded that the plan fails to meet 
the FOAN for the borough. That conclusion is supported by the recently published sub-
national household projections which indicate a figure for Dacorum of 695dpa.  This 
is a clear indication that additional housing sites will need to be identified through the 
development plan review.

The Core Strategy Inspector also identified a need to carry out a thorough and 
comprehensive review of the Green Belt to assist in meeting the housing need. In 
accordance with the Framework new Green Belt boundaries should be clearly defined and 
defensible in the medium-long term. 

Opposite: Wilstone Reservoir
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Tring
Tring is a compact market town in the northwest extremity of the 
borough. The town has strong transport connections and serves a rural 
hinterland offering a range of retail, employment, commercial, educational 
and community opportunities, as well as good transport links to large 
towns within the region, London and other parts of the country. As a 
consequence, Tring rightly sits within the second tier of the settlement 
hierarchy in Dacorum and is expected to accommodate its housing needs.

Notwithstanding the above, the Core Strategy sets out a requirement 
for just 480 dwellings in Tring over the plan period and patently fails 
to meet the development needs of the town. The low requirement is a 
reflection of the tight urban grain, strong urban form, and extremely limited 
opportunities for land to be brought forward within the existing urban area.

There is already a highly justifiable case for review of the Green Belt 
boundaries around Tring. This is further strengthened by the likely increase 
to the housing requirement that will emerge from the development plan 
review as informed by the sub national household projections.

Given existing environmental constraints, the strong form of the 
settlement, and the location of the railway station, the logical direction in 
which any expansion of the town should take is to the east.

Land North of Station Road
The subject site is located on the north site of Station Road to the east of 
the town. It is within walking distance of the railway station offering fast, 
convenient and frequent services to towns and cities for employment 
and recreation. The site is also easily accessible by foot, cycle and 
public transport to the town centre. In the circumstances, it is a highly 
sustainable location for new housing to accommodate the development 
needs of the town.

The site is capable of accommodating sufficient new housing development 
to meet both the strategic and local objectives for Tring, as outlined in the 
adopted Core Strategy and the Tring Place Strategy; as well as any up-lift 
required through the development plan review. While its primary function 
will be to accommodate new housing development there is clearly scope 
for the site to also to accommodate new playing fields for Tring Secondary 
School to allow for its necessary expansion as well as the provision of 
further community facilities if required and Suitable Alternative Natural 
Green Spce (SANGS) to mitigate the wider effects of development in the 
borough on the Chilterns SAC. 

The whole subject site can be flexibly divided using existing field 
boundaries if required, to provide an urban expansion of an appropriate 
scale having regard to the development needs of the town and to maintain 
its compact nature.

The sustainable location of the site would be further enhanced with 
the Crossrail extension proposals currently being considered by the 
Government. This will significantly improve the link to London from 
Tring reducing journey times by up to 16 minutes (current duration is 45 
minutes), making it a highly accessible to the centre of the capital.

For the reasons stated within this report, the land to the north of Station 
Road, Tring should be acknowledged as a potential opportunity and the 
preferred location for the expansion of the settlement following the partial 
review of the Core Strategy.

Opposite: Station Road 
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Appendix 1 08

Opposite: Grand Union Canal

Tring Submission Form
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For further information contact
Sam Ryan
sam.ryan@turley.co.uk

Office Address:
1 New York Street
Manchester 
M1 4HD

Telephone:
0161 233 7676

turley.co.uk
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