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The evidence which I have prepared and provide for this proposal in this report is true 
and has been prepared and is given in accordance with the guidance of the Royal 
Town Planning Institute and I confirm that the opinions expressed are my true and 
professional opinions. 
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1.0 INTRODUCTION 

1.1 This report is submitted in response to the Dacorum Core Strategy 

Examination in October 2012 and supplements my earlier report of 

December 2011. In particular it addresses question 11.1 in relation to 

development at Berkhamsted, which is to be considered at the hearing 

session on the 16th October 2012. The report promotes the adjustment 

of the Green Belt boundary to the east of Berkhamsted, to allow the 

inclusion of land at Ivy House Lane within the defined settlement, with 

consideration to be given to its residential allocation. In these 

circumstances the following representation is made. 

 

1.2 Question 11.1  Is the policy for growth and change in this area 

appropriate and justified, including in relation to national guidance 

and local needs, and in terms of economic, social and 

environmental impact? Have all reasonable alternative sites been 

assessed? 

 The definition of Berkhamsted as a market town, being a sustainable 

and accessible location for additional residential development is 

supported. The provision of new homes within Berkhamsted is also 

supported. The allocation of a strategic site to the south-west edge of 

the town should not exclude other allocations, such as the report site, 

coming forward, so long as they are in a sustainable location and do not 

harm the purposes of including land in a Green Belt. 
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2.0 SITE & CONTEXT APPRAISAL 

2.1.0  Location 

The report site is located on the north-eastern edge of the market town 

of Berkhamsted, on the western side of Ivy House Lane. The site is 

located some 1.25m to the east of the High Street, the commercial 

centre of the town and some 1km from Berkhamsted Railway Station. 

 

 

 

 

2.2.0 The Report Site 

2.2.1 This 4.8 ha site comprises a lone open field to the west of Ivy House 

Lane with housing to the north, south and west.  To the north is Bracken 

Hill, a development of 7 large detached two storey houses.  To the east 

of this development and to the north of the Report Site are 3 detached 

houses.  To the south of the Report Site is Meadway, a private road 

lined with houses and with its northern spur terminating on the southern 

boundary of the site.  To the west of the Report Site is Hunters Park, an 

estate of medium/large houses, albeit with very shallow rear gardens, 

with access from Gravel Path to the west.  These houses are in clear 

view from Ivy House Lane. 

 

2.2.2 The site falls moderately steeply from both its northern and southern 

boundaries, thus forming a valley in the central part of the site.  

Fig 2.1.0: Site Location 

 

Report Site 
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2.3.0 Context 

 The report site is enclosed by residential development on 3 sides, only 

that boundary to the east to Ivy House Lane is open. An aerial view of 

the report site and surrounding area is attached as Appendix 1. 

 

2.4.0 Local Services 

 Berkhamsted as a defined market town, has an excellent range of 

shops and services centred on the High Street. 

 

2.5.0 Accessibility 

 Berkhamsted is highly accessible by a variety of modes of transport as 

set out below. 

 

2.5.1 Road Network 

 Berkhamsted is well connected to the road network, with the A41 

bypass located to the west of the town linking it with the M25 to the 

south, providing access to the M1. The town is also well related to the 

neighbouring towns of Hemel Hempstead and Tring. 

 

2.5.2 Public Transport 

 Berkhamsted is well served by local bus and rail services as set out in 

turn below. 

 

2.5.3 Bus Services 

 The nearest bus routes to the Report Site are located 300m to the north, 

at the junctions of Gravel Path, Nettledon Road and The Common.  

These are the Nos 30 and 532 buses from the town to Aldbury, 

Northchurch and Hemel Hempstead.   

 

2.5.4 Rail Services 

 Located 1km to the south-west of the report Site, Berkhamsted Railway 

Station is located on the West Coast Main Line, thus providing access 

to Hemel Hempstead, Watford Junction and London Euston to the south 

and Milton Keynes, Birmingham International Airport and Birmingham 

New Street Stations to the north. 
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3.0 EXISTING LOCAL PLAN DESIGNATION 

 

 

 

 

Fig 3.1.0: Extract from the Proposals Map of the Adopted Dacorum Borough 
Local Plan 1991-2011 
 

Report 

Site 
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3.1.0 Dacorum Borough Local Plan 1991-2011 (Adopted April 2004) 

The Proposals Map of the Adopted Local Plan (See Fig 3.1.0 above), 

shows the Report Site within the Green Belt, abutting the defined 

eastern settlement boundary of Berkhamsted and which is identified as a 

‘Town.’ 

 

3.1.1 To the north of the report site, the houses of Bracken Hill are included 

within the settement boundary. 

 

3.1.2 Thereafter to the west, the settlement boundary follows the line of the 

area gardens of the houses in Hunters Park. 

 

3.1.3 To the south, the settlement boundary follows the rear and side garden 

boundaries of the houses in The Meadway. 

 

3.1.4 That land on the eastern side of Ivy House Lane is within the Chilterns 

AONB. The report site is excluded. 
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4.0 RELEVANT PLANNING HISTORY 

4.1.0 The Report Site 

 Representations were made in 2000 to the Dacorum Borough Local 

Plan Inquiry promoting the inclusion of the report site within the defined 

urban area of Berkhamsted. 

 

4.1.1 An extract from the Inspectors Report of 2002 following the Local Plan 

Inquiry, relating to the proposed changes, is included as Appendix 2 and 

which recommended that no changes be made. However, in doing so 

the Inspector accepted that: 

 

 “4.21.1  This site forms a large rectangular field at the northern end of 

Ivy House Lane.  It is bounded on the southern, western and northern 

sides by housing.  Ivy House Lane runs along the eastern edge of the 

site, beyond which is open countryside… 

 

 4.21.3 … the land is surrounded on three sides by housing … 

 

 4.21.4 I appreciate that some of the existing boundaries, particularly 

along the western edge of the site do not fall within the list of readily 

recognisable features identified in PPG2…” 
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5.0 REPRESENTATIONS 

5.1.0 Representations are made in relation to question 11.1 of the Inspector’s 

issues and questions for the Examination below. 

 

5.2.0 Question 11.1   Is the policy for growth and change in this area 

appropriate and justified, including in relation to national guidance 

and local needs, and in terms of economic, social and 

environmental impact? Have all reasonable alternative sites been 

assessed? 

5.2.1 The provision of new homes within Berkhamsted is supported but 

consideration should also be given to delivering these on suitable sites 

on the edge of the settlement boundary. The allocation of a strategic 

site should not exclude other suitable sites coming forward. It is 

considered that there is scope to amend the eastern settlement 

boundary of Berkhamsted, which would result in a more defensible and 

rational Green Belt boundary. This would reduce pressure on the Green 

Belt and make use of sustainable and accessible sites that it is no 

longer necessary to keep permanently open. 

 

5.2.2 As set out in my earlier report of December 2011, Policy CS2 Priority B 

should allow for the limited outward expansion of settlements such as 

Berkhamsted where this will provide a more defensible Green Belt 

boundary. I consider that circumstances exist that justifies alterations to 

the existing settlement boundary of Berkhamsted to include the report 

site within the urban area. These are: - 

 

1) The strength of the existing Green Belt Boundary. 

 

2) There would be no harm to the purposes of including land in Green 

Belts. 

 
 

5.3.0 Circumstance No 1. The strength of the existing boundary 

I do not consider the eastern boundary to be particularly strong. As 

mentioned in detail in my earlier report of December 2011, the previous 

Inspector considered during the 2002 Local Plan Inquiry that there was 

a strong visual link between the report site and the open countryside to 
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the east due to the absence of screening. It would be possible to 

provide a landscaped buffer to the eastern edge of the site as part of 

any residential development of the report site. This would provide a 

more defensible and rational green belt boundary along Ivy House Lane 

and would also screen the views of the rear of the houses in Hunters 

Park. The area proposed to be included in the settlement boundary is 

edged red below and includes the report site and the three adjacent 

residential houses to the north on the basis that this would represent a 

more defensible boundary along readily recognisable features. 

 

 

Fig 5.3.0: Annotated extract from the Dacorum Borough Local Plan 

1991-2011 
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5.4.0 Circumstance No 2. There would be no harm to the purposes of 

including land in Green Belts 

 The proposed boundary adjustment would not harm any of the relevant 

purposes of including land in a Green Belt identified at paragraph 80 of 

the NPPF. I say this for the following reasons: - 

 

1) The report site is adjoined on three sides by houses, which would 

preclude the unrestricted spread of the built up area of Berkhamsted 

as acknowledged by the previous Local Plan Inspector. 

 

2) The open countryside to the east would be saved from 

encroachment by the boundary provided by Ivy House Lane itself, 

ensuring excellent separation to Hemel Hempstead to the east. 

 
3) The report site does not form part of the setting or special character 

of Berkhamstead. 

 
 

5.5.0 In addition to the above, any development on the site would be low 

density to take account of its edge of settlement location. Soft 

landscaping would also be incorporated into any redevelopment 

scheme to ensure that there is no hard urban edge next to the open 

countryside. 

 

5.6.0 With regards to the impact on existing services and infrastructure, the 

development of small sites such as the report site is considered to be 

preferable to large urban extensions, which would have a greater impact 

on existing services.  If additional services and infrastructure are 

required then this could be funded through a condition attached to any 

planning permission. 

 

5.7.0 Conclusion 

In the above circumstances, it is considered that a revision to Policy 

CS2 Priority B to allow for the limited expansion of settlements where 

this would provide a more defensible boundary is considered to be 

appropriate. I have demonstrated above that the variation of the existing 

eastern settlement boundary of Berkhamsted would result in a more 
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defensible Green Belt boundary. Furthermore, the report site represents 

a suitable location for development given the context of the site being 

surrounded on three sides by existing development. 
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6.0 CONCLUSIONS 

6.1 This report is submitted in response to the Dacorum Core Strategy 

Examination in 2012. In particular it addresses question 11.1 in relation 

to development at Berkhamsted, which is to be considered at the 

hearing session on the 16th October 2012. 

 

6.2 Question 11.1 The vision for growth and change in Berkhamsted 

 The provision of new homes in Berkhamsted is supported but 

consideration should also be given to delivering these on suitable sites 

on the edge of the settlement boundary. It is considered that Policy CS2 

Priority B should allow for the limited outward expansion of settlements 

such as Berkhamsted where this will provide a more defensible Green 

Belt boundary. 

 

6.3 This report demonstrates that two circumstances exist that justifies 

alterations to the existing settlement boundary of Berkhamsted to 

include the report site and the three houses to the north within the urban 

area. These are: - 

 

1) The strength of the existing Green Belt boundary. 

 

2) There would be no harm to the purposes of including land in Green 

Belts. 

 
6.4 I have demonstrated above that the variation of the existing eastern 

settlement boundary of Berkhamsted would result in a more defensible 

Green Belt boundary. 
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7.0 APPENDICES 

7.1 Appendix 1 Aerial view of report site and surrounding area 

7.2 Appendix 2 Extract from the Dacorum Borough Local Plan Inquiry – 

Inspectors Report – August 2002 
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Appendix 1: Aerial view of report site and surrounding area 
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Appendix 2: Extract from the Inspectors Report following the 1991 Local Plan 

Inquiry 
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