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Examination statement from the Chilterns Conservation Board
Introduction
1. The Chilterns Conservation Board (CCB) is a statutory body established in 2004 under
the provisions of the Countryside and Rights of Way Act 2000 to promote the
conservation and enhancement of the Chilterns Area of Outstanding Natural Beauty
(AONB) and increase the understanding and enjoyment by the public of the special
qualities of the AONB. Further information about the Board and our role is set out in
Appendix 1.
2. The AONB boundary wraps around Tring and site LA5 contains greenfield land in the
AONB (the proposed open space, cemetery extension and traveller site) and greenfield
land in the setting of the AONB (the main housing and employment allocation). A map
showing the AONB boundary is included at Appendix 2. The Chilterns Conservation
Board made representations to Dacorum Borough Council regarding Policy LA5 at the
pre-submission plan stage in November 2014, and again in the consultation on the
focussed changes in September 2015. The Board raised concerns that Policy LA5 is
not sound, not justified and inconsistent with national policy.
3. The Board seeks amendments to LA5 to ensure the conservation and enhancement of
the AONB. We recommend reducing the number of dwellings on the site to a level that
will ensure that no development is proposed within the Chilterns AONB. The cemetery
extension should be located north and west of the existing cemetery; the NEAP placed
within the development area, the traveller site (if required) located within the
development area, the proposed employment allocation expanded to be made more
worthwhile, and the western fields should only ever be used for informal open space or
left in agricultural use
Summary of objection
4. In summary, the Board objects on the basis that:


No recognition has been given to the likely impacts on the nationally protected
Chilterns AONB that would arise from the proposals.



The Chilterns AONB and its boundary have not been clearly annotated on all plans
to ensure that all readers of the associated documents are aware of what is being
proposed and where.



The increase in the number of dwellings appears to have led to some elements of
the proposed development being pushed out of the main developable area, without
any justification for this action being given and without any consideration of the
likely implications for the Chilterns AONB.



The Board considers that none of the proposed developments that have been
identified within the Chilterns AONB (cemetery, play area and traveller site) would
conserve or enhance the natural beauty of the Chilterns AONB and these elements
are therefore contrary to national planning policy, the Chilterns AONB Management
Plan and the Council’s own development plan.



The proposed open space is unlikely to be used to any great extent unless it is
much more formal in nature (playing pitches for example) and the Board considers
that such a change in use would neither conserve nor enhance the natural beauty
of the AONB.



The employment allocation that has been made appears to be too small to be
worthwhile.



The allocation of a traveller site remote from the main developable area is
inconsistent when compared to the other allocations that also include such
provision (in each case the traveller site is clearly identified within the development
area).



The proposed cemetery extension is not an extension to the main site because it is
remote from the main site. As it is removed from the main cemetery the Board
considers that its use would ultimately lead to demands for car parking and ancillary
buildings which would not be appropriate within the Chilterns AONB.



The change in the Green Belt boundary to remove the traveller site from the Green
Belt appears to circumvent the clear and recently restated message in Government
policy that traveller pitches are inappropriate development in the Green Belt (see
updated Planning Policy for Travellers August 2015 paragraphs 4d, 16 and 17). The
recent changes to the Government Planning Policy for Travellers to the definition of
travellers in Annex 1 to exclude those who have permanently ceased to travel
should trigger a review and update of the Traveller Needs Assessment by ORS to
assess whether the need for pitches remains the same under the new definition of
travellers. If the need for additional pitches is lowered, this LA5 proposal in the
AONB and Green Belt should be the first to be deleted.

Weight to the give the AONB
5. The Council’s proposed allocation in the Chilterns AONB does not give the required
weight to the Chilterns AONB.
6. An Area of Outstanding Natural Beauty is an outstanding landscape whose distinctive
character and natural beauty are so precious that it is in the nation’s interest to
safeguard them.

7. An AONB is a statutory designation. AONB boundaries are established by Natural
England and, unlike Green Belt, cannot be altered by local authorities through local
plan reviews. The legal framework for Areas of Outstanding Natural Beauty is provided
by the Countryside and Rights of Way Act 20001 (the ‘CRoW Act’). This gives local
authorities permissive power to take action to conserve and enhance the natural
beauty of the AONBs in their areas (section 84(4)). Section 89 requires that a
management plan be produced for each AONB to formulate the policies of local
authorities for the management of the Area of Outstanding Natural Beauty and for the
carrying out of their functions in relation to it. In the Chilterns AONB the plan has been
prepared by the Chilterns Conservation Board working in partnership with our thirteen
local authorities. The Chilterns AONB Management Plan: A Framework for Action
2014-2019 is given weight through Dacorum Core Strategy Policy CS24 and was
formally endorsed by Dacorum Borough Council on 26 May 2015 as a material
consideration in the exercise of the Council’s planning powers (see Appendix 3).
Section 85 of the Act places a statutory duty on relevant authorities to have regard to
the purpose of conserving and enhancing the natural beauty of the AONB when
exercising or performing any functions affecting land in the AONB. “Relevant
authorities” are any public bodies including local and statutory authorities, parish
councils and statutory regulators:
Section 85 Countryside and Rights of Way Act 2000 General duty of public bodies etc.
“In exercising or performing any functions in relation to, or so as to affect, land in
an area of outstanding natural beauty, a relevant authority shall have regard to
the purpose of conserving and enhancing the natural beauty of the area of
outstanding natural beauty.”
8. Dacorum Borough Council, like all public bodies, is subject to this statutory duty.
Planning Practice Guidance para 003 provides advice on meeting this duty2 and refers
to the Natural England guidance3 on this. The latter explains that the duty is not
discretionary, and that consideration of potential impact on AONB purposes must be
carried out with the expectation that adverse impacts will be avoided or mitigated
where possible, and that it is good practice to provide written evidence to demonstrate
compliance with the duty of regard. This evidence does not appear to be present
regarding LA5, or the Dacorum Site Allocations DPD more generally.
9. National planning policy is clear that “great weight” should be given to natural beauty in
AONB, which have the same status in planning as National Parks (NPPF para 115):
“Great weight should be given to conserving landscape and scenic beauty in
National Parks, the Broads and Areas of Outstanding Natural Beauty, which have
the highest status of protection in relation to landscape and scenic beauty. The
conservation of wildlife and cultural heritage are important considerations in all

1

Countryside and Rights of Way Act 2000 http://www.legislation.gov.uk/ukpga/2000/37/section/85
PPG http://planningguidance.communities.gov.uk/blog/guidance/natural-environment/landscape/ see paragraph 003
3
England's statutory landscape designations: a practical guide to your duty of regard
http://webarchive.nationalarchives.gov.uk/20160908000001/http://publications.naturalengland.org.uk/publication/3003
2

these areas, and should be given great weight in National Parks and the Broads”.
(NPPF para 115).
10. Local strategic policy in the adopted Dacorum Core Strategy is that for market towns
like Tring, development will be supported and accommodated provided that (inter alia)
it “causes no damage to the existing character of the settlement or its adjoining
countryside” and is “compatible with policies protecting and enhancing the Green Belt,
Rural Area and Chilterns Area of Outstanding Natural Beauty” (Policy CS1 Distribution
of Development). The Core Strategy provision for the urban extension west of Tring did
not include a traveller site and set out that “The layout, design, density and landscaping
must create a soft edge and transition with the Area of Outstanding Natural Beauty and
secure a defensible long term Green Belt boundary”. Policy CS24 on the Chilterns Area
of Outstanding Natural Beauty establishes that “The special qualities of the Chilterns
Area of Outstanding Natural Beauty will be conserved. The scarp slope will be
protected from development that would have a negative impact upon its skyline.
Development will have regard to the policies and actions set out in the Chilterns
Conservation Board’s Management Plan and support the principles set out within the
Chilterns Buildings Design Guide and associated technical notes.”
11. Saved Dacorum Borough Local Plan 1991-2011 policy 97 on the Chilterns Area Of
Outstanding Natural Beauty sets out that “In the Chilterns Area of Outstanding Natural
Beauty the prime planning consideration will be the conservation of the beauty of the
area; the economic and social well-being of the area and its communities will also be
taken into account. Any development proposal which would seriously detract from this
will be refused. Wherever development is permitted it will be on the basis of its
satisfactory assimilation into the landscape.”
Impact and harm
12. The impact on the AONB of a new traveller site within the AONB does not appear to
have been assessed by Dacorum BC. No evidence on locational need and analysis of
alternative sites outside the AONB has been produced by the Council. Paragraph 110
of the NPPF sets out that:
“In preparing plans to meet development needs, the aim should be to minimise
pollution and other adverse effects on the local and natural environment. Plans
should allocate land with the least environmental or amenity value, where
consistent with other policies in this Framework.”
This site in the AONB, particularly the western fields within the AONB, is not the land
with the least environmental or amenity value in the district.

13. It is unlikely that a new traveller site could be provided in the Chilterns Area of
Outstanding Natural Beauty, nationally designated as one of Britain's finest
landscapes, without harm to the designation objectives and its special qualities. It
should be stressed that any development that takes place in the AONB should bring
about conservation or enhancement of the natural beauty of the AONB.

14. The primary purpose of AONB designation is the conservation and enhancement of the
natural beauty of the landscape4. Natural beauty includes landscape, flora and fauna,
geological or physiographical feature and heritage, including archaeology, historic
environment and settlement character5. Conserving and enhancing natural beauty is
not just a case of screening or disguising new development to avoid or reduce visual
impact.
15. The current plan proposals for LA5 are unlikely to conserve and enhance landscape,
flora and fauna or settlement character. The cemetery, even if a natural burial ground,
is likely to involve formalised tree planting, paths, benches, plaques and potentially
future pressure for car parking. The public open space would change the character
from open agricultural land, especially if (as suggested in the draft masterplan6) sports
pitches or play areas like Neighbourhood Areas Equipped for Play (NEAP) are
included. Furthermore there is no defensible boundary. Once a ‘bite’ has been taken
out of the open land of the AONB and Green Belt, the western fields could be subject
to pressure for future housing, employment or traveller development, and be at risk
from unauthorised encampments.
16. A traveller site, like a housing development, is likely to change the character and

appearance of land. It brings permanent changes as visual impact from the
development, from fencing and amenity buildings, and the new access, visibility splay,
signage, loss of undeveloped open land and wildlife habitat, noise, lighting and light
spill. The harm is similar but different from that that would arise from a conventional
housing scheme. Traveller sites tend to have limited architectural merit and do not
comply with the principles of the Chilterns Building Design Guide7. The Design Guide,
adopted by Dacorum BC as SPG and referred to in Core Strategy policy 24, sets out
guidance on ways in which the outstanding and distinctive qualities of the Chilterns
AONB can be conserved and enhanced when building takes place. It promotes the use
of traditional building materials, locally made, to reinforce the local vernacular of brick,
flint and clay tiles. It advises against earthworks like mounds, bunds and ‘cut and fill’
which cause disruption to the natural lie of the land. Enclosing the traveller site within a
bund with tree planting on top is unlikely to be desirable or effective, the trees are likely
to suffer from water stress and poor survival.
17. There are no plans prepared showing the layout or appearance of the traveller site, this
is not covered in any detail in the DBC masterplan. In the absence of this, information
can be gleaned from the (withdrawn) CLG Good Practice guidance on Designing
Gypsy and Traveller Sites (2008), which explains that:
 For practical reasons, caravan sites require a greater degree of land usage per
household than for smaller houses and Gypsy and Traveller sites are no exception.
4

Countryside and Rights of Way Act 2000 section 82 http://www.legislation.gov.uk/ukpga/2000/37/section/82
Chilterns AONB Management Plan 2014-2019: A Framework for Action Glossary (examination library EN1)
6 Local Allocations Masterplans Draft LA5, 2015, DBC (http://www.dacorum.gov.uk/docs/defaultsource/strategic-planning/la47-la5-master-plan-draft-oct-2015.pdf?sfvrsn=4 examination library document
LA47)
7 Chilterns Buildings Design Guide 2010, http://www.chilternsaonb.org/conservation-board/planningdevelopment/buildings-design-guidance.html (examination library document EN8)
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In making comparisons it needs to be recognised that there is for example no
equivalent on a site to two or more storey accommodation in housing.
Gypsy and Traveller sites are designed to provide land per household which is
suitable for a mobile home, touring caravan and a utility building, together with
space for parking
Many Gypsies and Travellers prefer a circular or horseshoe design rather than the
more traditional linear layout of pitches.

The cover of the guidance document provides a diagram of an example circular layout:

Source: CLG Designing Gypsy and Traveller Sites Good Practice Guide, 2008

18. It is unclear in the case of LA5 who would manage and deliver the traveller site, with no
indication of interest from a registered social landlord, the Council or private traveller
site operators or families. An example of an architect designed, modern, refurbished,
authorised site is Woodside Park in the Green Belt near Rugby (see photographs
below). The Chilterns Conservation Board considers that the absence of green space,
the amenity blocks, extensive hard surfacing, lighting columns etc. demonstrated by
this example would be intrusive and harmful to the natural beauty of the Chilterns
AONB.

Source of both images: http://www.wm-saunders.co.uk/portfolio/woodside-park/
19. Since many travellers are self-employed, there may be a call for space for business
activities as well. There is a risk of the adjacent open space being used in future for
storage, horse grazing, unauthorised parking or unauthorised pitching of caravans.

LA5 proposals effects on landscape character
20. The LA5 site sits within the National Landscape Character Areas of the Chiltern Hills8.
It is part of the Tring Gap Foothills in the Dacorum Landscape Character Assessment
SPG9. The Tring Gap Foothills are assessed, in terms of visual and sensory
perception, as being “widely visible from surrounding areas and in particular from the
scarp slopes and plateau edge to the south. From Tring town there are some open
views to the landscape…The presence of Tring town within the centre of the area and
the associated urban fringe uses serves to disrupt the coherence of the area.” The
visual impact is described as “Tring is locally intrusive to the north, through the
presence of selected buildings e.g. the space age styled leisure centre and by the
various sports facilities to the south east of the town. To the south vernacular
properties sit easily with the adjacent pasture while Tring Mansion and the Zoological
Museum create a distinctive interface with the park. In contrast the A41 Tring Bypass
represents a major intrusion both through its presence and the damage caused to the
parkland. This has been further compounded by an unsightly footbridge which severs
the lime avenue.”
21. Although the LA5 site is subject to existing detracting influences of the road corridors

and street lighting columns, this is no reason to diminish it in terms of value. The
Countryside and Rights of Way Act 2000 uses the terminology ‘conserve and enhance’
the AONB. The ‘sufficiency of natural beauty’ necessary to designate AONB refers to
the area as a whole, suggesting that all areas have equal significance regarding natural
beauty, hence the importance of the ‘enhance’ part of the purpose. Therefore the
ambition for land within the AONB that is subject to detracting influence must be to
enhance it. The Chilterns AONB Management Plan10 contains aims and policies to this
effect (see fuller extracts at Appendix 4):
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Development Board Aims: Ensure that development conserves and enhances
the special qualities and characteristics of the Chilterns



Ensure that the distinctive character of the built and natural environment of the
Chilterns is improved, especially where it is degraded or subject to any negative
impacts of development.



Policy D11: Enhancement of the landscape of the AONB should be sought by
the removal or mitigation of intrusive developments.



Policy L5: Developments which detract from the Chilterns’ special character
should be resisted.

National Character Area profile 110 Chilterns
http://publications.naturalengland.org.uk/publication/4977697?category=587130
9 Tring Gap Foothills http://www.hertfordshire.gov.uk/docs/pdf/a/Area114.pdf Landscape Character
Assessment For Dacorum: Supplementary Planning Guidance (examination library document EN13)
10
Chilterns AONB Management Plan 2014-2019: A Framework for Action Glossary (examination library
EN1)

22. There is no landscape and visual impact assessment (LVIA) provided by the Council to
assess the impacts of LA5, including those on the AONB. In the absence of this, the
Council cites in the draft masterplan the Barton Willmore LVIA commissioned by CALA
homes and published in August 201211. This identifies that the western fields, named
F4 and F5, including the land proposed as cemetery, traveller site and open space,
have a high landscape character sensitivity (plans reproduced in Appendix 5 and 6 of
this statement). The LVIA states that the west of Tring proposals will affect landscape
character. It recommends at section 6.1 development only on fields F1, F2 and F3, not
on fields F4 or F5.
23. This LVIA was produced in August 2012 before a traveller site was added. No
subsequent LVIA update has been produced to assess the effects of the latest
masterplan proposals which include development on the high landscape sensitivity
fields F4 and F5. We understand that Tring Town Council has commissioned a new
LVIA for the examination but this statement has been produced without the benefit of
seeing this new work.
24. It is clear that the LA5 proposals do not follow the recommendations in the 2012 LVIA
that the western fields are of high landscape sensitivity and not for development. The
Chilterns Conservation Board advises that development should be deleted from fields
F4 and F5.

Traveller pitch requirements
25. The August 2015 change in Government policy with the publication of Planning Policy
for Travellers altered the definition of travellers in Annex 1 to exclude those who have
permanently ceased to travel. Consequently the Council’s evidence base is now out of
date; the Traveller Needs Assessment by ORS requires review to assess whether the
need for pitches remains the same under the new definition of travellers.
26. The focus should be on meeting needs of those who qualify under the new 2015
definition of travellers (likely to be a smaller number than those previously included),
and doing so in a way that is compatible with national and local strategic planning
policy and the statutory requirement for public bodies to have regard to the nationally
designated AONB landscape. If the pitch requirement proves lower, the traveller site in
the LA5 proposal in the AONB should be the first to be deleted. Even if the pitch
requirement is maintained or raised, better alternatives should be sought to a new
traveller site on the western fields of LA5.

11

Land West of Tring Landscape & Visual Impact Assessment Prepared on behalf of CALA Homes (South) Ltd.
August 2012, examination library document LA54

Recommended changes
27. The Board’s seeks the following changes to the Site Allocations document in order to
make it sound:


Amend the text of the allocation to refer to the Chilterns AONB and what the
likely implications are (the majority of the site is within the setting of the AONB
and part of the site is within the AONB).



Include the AONB and its boundary on all plans and maps associated with the
proposed allocation.



Reduce the number of dwellings on the site to a level that will ensure that no
developments are proposed within the Chilterns AONB and will allow: an
extension to the cemetery in line with the Concept Masterplan Option 1
(immediately to the north and west of the existing cemetery); the NEAP to be
placed within the development area where it would be more likely to be used;
the traveller site (if still required following an update of Traveller Needs
Assessment) to be identified as part of the development area which would be
consistent with the other proposed allocation sites, and an extension to the
proposed employment allocation that would be more worthwhile.



Ensure that the text of the document is explicit that the western fields should
only ever be used for informal open space or left in agricultural use.

Conclusion
28. National policy in the NPPF is clear that “Plans should allocate land with the least
environmental or amenity value” (para 110) and that “Great weight should be given to
conserving landscape and scenic beauty in National Parks, the Broads and Areas of
Outstanding Natural Beauty, which have the highest status of protection in relation to
landscape and scenic beauty” (para 115). The LA5 proposals as currently set out do not
achieve this and need modification.
29. The proposals are also inconsistent with local strategic policy in the Dacorum Core
Strategy policies CS1 and CS24, with saved Dacorum Borough Local Plan policy 97 on
the Chilterns AONB, and do not comply with the Chilterns AONB Management Plan or
the Chilterns Buildings Design Guide SPG.
30. The Council has not yet demonstrated that it has met the duty of regard under the
CRoW Act to conserving and enhancing the natural beauty of the AONB.
31. The Chilterns Conservation Board is grateful of the opportunity to make these
representations at the Examination.

Appendix 1: About Us

The Chilterns Area of Outstanding Natural Beauty
The Chilterns AONB was designated in 1965 for the natural beauty of its landscape and its
natural and cultural heritage. In particular, it was designated to protect its special qualities
which include the steep chalk escarpment with areas of flower-rich downland, woodlands,
commons, tranquil valleys, the network of ancient routes, villages with their brick and flint
houses, chalk streams and a rich historic environment of hillforts and chalk figures.
Chilterns Conservation Board
The Chilterns Conservation Board is a statutory independent corporate body set up by
Parliamentary Order in 2004 under the provisions of Section 86 of the Countryside and
Rights of Way (CRoW) Act 2000.
The Board has two statutory purposes under section 87 of the CRoW Act:
a)
To conserve and enhance the natural beauty of the AONB; and
b)
To increase the understanding and enjoyment by the public of the special
qualities of the AONB.
In fulfilling these roles, if it appears that there is a conflict between those purposes,
Conservation Boards are to attach greater weight to (a). The Board also has a duty to seek
to foster the economic and social well-being of local communities within the AONB.
Like all public bodies, including ministers of the Crown, local authorities and parish
councils, the Chilterns Conservation Board is subject to Section 85 of the CRoW Act which
states under “General duty of public bodies etc”
“(1) In exercising or performing any functions in relation to, or so as to affect, land
in an area of outstanding natural beauty, a relevant authority shall have regard
to the purpose of conserving and enhancing the natural beauty of the area of
outstanding natural beauty.”
List of Organisations providing Nominees to the Chilterns AONB Conservation Board
The Chilterns Conservation Board has 27 board members, all drawn from local communities:
 Buckinghamshire, Hertfordshire and Oxfordshire County Councils
 Central Bedfordshire and Luton Borough Councils (unitary authorities)
 Aylesbury Vale, Chiltern, North Hertfordshire, South Buckinghamshire, South
Oxfordshire, Three Rivers and Wycombe District Councils
 Dacorum Borough Council
 The Central Bedfordshire, Buckinghamshire, Hertfordshire and Oxfordshire Parish
Councils (6 elected in total), and
 DEFRA (8 in total).

Appendix 2: Map of AONB boundary around Tring

Appendix 3 Dacorum Borough Council endorsement of the Chilterns AONB
Management Plan
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Appendix 4. Extracts (Development chapter) from the Chilterns Area of Outstanding Natural Beauty Management Plan 2014-2019,
Chilterns Conservation Board
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Appendix 5 Barton Willmore LVIA Figure 4 Landscape Development Principles Plan (also in examination library as LA54)
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Appendix 6 Barton Willmore LVIA Figure Landscape Development Principles Plan showing field numbers (also in examination library as LA54)
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Appendix 7 View across site LA5 field F4 from viewpoint E on the B488 Icknield Way
showing unspoilt views to wooded Chilterns Hill escarpment, August 2016.

Under the plan proposals this would change to a view over public open space including a
Neighbourhood Area Equipped for Play, and a travellers site behind the trees
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