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1) Introduction
1)

The Core Strategy Inspector, David Hogger, has indicated that it would be helpful to all parties to
co-ordinate the production of succinct statements of common ground to establish areas of
agreement between the hearing participants and Dacorum Borough Council.

2)

This statement has been prepared to highlight matters that will assist the Inspector in
understanding the substantial material produced to support the allocation of Land South of
Berkhamsted. This statement includes:


The evidence submitted by the objector.



What critical areas are in agreement.



What critical areas are in dispute.

2) Description of the site
1)

The site is located at the southern edge of Berkhamsted. It forms part of the A41 Corridor; the
main highway linking Berkhamsted and Hemel Hempstead. The site lies within the green belt. It
is bounded by the A41 as its southern site boundary. The site‟s northern boundaries adjoin the
urban edge of Berkhamsted and to the east and west lies Chesham Lane and Swing Gate Lane
which form site boundaries for the majority of the land promoted. Land immediately to the north
of the site comprises existing education and recreational development including Ashlyns School.

2)

The land occupies some 44 hectares (109 acres) and the attached red line plan at Appendix 1
identifies the extent of ownership under consideration.

3)

Grand Union Investments (GUI) are the landowners of the site and have control of the entire
estate as illustrated on the appended Plan (Appendix 1).

4)

The majority of the site is in agricultural use (Grade 3).

5)

Berkhamsted railway station is located to the north of the town. The nearest part of the site is
1.8km away and the furthest part of the site is 2.4km away. Therefore, these parts of the site are
within the “preferred maximum” walking distance for commuting of 2km as given by the IHT
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document Providing for Journeys on Foot (IHT, 2000). They are however above the 500m
“desirable” distance and 1,000m “acceptable” distance. Vehicular, pedestrian and cycle access
to the station is via Lower Kings Road and Station Road and there are vehicular pick up and set
down areas on both the northern and southern sides of the station.

3) Matters of agreement
The areas of agreement between both parties are set out below.

Planning History

6)

In 1996, the Dacorum Borough Local Plan was considered at a public local inquiry and the
Inspector considered an objection at the time which sought to exclude land at Swing Gate Lane
from the green belt (i.e. the larger parcel of land in GUI ownership to the south of Upper Hall
Park). The Inspector stated that the bypass at the time (the A41) had altered the physical
appearance of that part of the town and that the site was not of high landscape quality.
Notwithstanding this, he considered that the release of the site from the green belt and its
development for housing could not be justified at that time given the absence of a strategic need
for more housing. An extract at Appendix 2 is provided from the Inspector‟s report.

GUI’s proposal

7)

Savills produced a document entitled „Housing and Socio-economic Assessment‟ (dated Dec
2011) and an update of this document entitled „Housing and Socioeconomic Assessment –
update 2012‟ (dated September 2012) - both of which provide evidence on the latest ONS
population and household projections. DBC agree that these are one of a number of projections
that need to be taken into consideration. These projections include:

8)



ONS 2008-based sub national population projections to 2033



ONS 2010-based sub national population projections to 2031



DCLG 2008-based sub national household population projections to 2031



ONS 2011 Census, initial results

Various technical assessments have been undertaken on behalf of GUI to support proposals at
Land South of Berkhamsted. These technical assessments which are appended to Savills
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„Planning Document‟ (dated December 2011) in the form of various Technical Appendices and as
set out below;



Appendix 1 – Red line ownership plan and illustration of concept plan and
description (Savills)



Appendix 2 – Housing and Infrastructure Delivery Trajectory Plan (HIDT) (Savills,
WT Partnerships, Alan Baxter Associates)



Appendix 3 – Landscape and Heritage Assessment and Archaeological Assessment
(desktop) (Churchman Associates)

9)



Appendix 4 – Ecological Assessment Summary Report (ESA)



Appendix 5 – Energy and Sustainability Assessment (Max Fordman)



Appendix 6 – Preliminary Utilities Assessment (Max Fordman and Glanville)



Appendix 7 – Transportation Assessment and Bus Strategy (Alan Baxter Associates)



Stakeholder consultation report (Quatro)

DBC‟s SA Addendum (June 2012) acknowledges that the “other three directions for growth at
Berkhamsted are less suitable for development due to their strong landscape constraints”.

10) The proposals incorporate a local village centre, comprising small shops and offices, leisure and
community uses to include a new school, new and improved outdoor sports pitches to satisfy
deficiencies in the town and meet the needs of existing and new residents of the town.

DBC‟s

SA Addendum June 2012, Appendix 3, Section 2.5 indicates that the proposals would provide
social and economic benefits to include meeting CS and SA objectives in providing of new
private and affordable housing, creating sustainable prosperity and growth, fairer access to
services and revitalising town centres. The assessment also acknowledges that new residents‟
spending power to the High Street would improve the local economy. It further states that the
provision of the local centre with local community facilities “should provide a positive effect on
community identify and participation.” An extract of the SA Report is appended at Appendix 3.

11) A new link road is proposed with a new bus link or improvements to the existing bus services.
The SA Addendum site assessment indicates that the local centre could reduce need to travel for
some day to day needs and as a result help reduce emissions and car borne traffic more
generally to the High Street.

The negative scores in the assessment relate to: landscape,

ecological and archaeological impact and transportation impact which GUI have addressed in
their technical evidence. The remaining negative scores relate to 1) employment provision and
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2) noise impact. An extract of the SA Report is appended at Appendix 3. The role of the SA in
the choice of sites is explained in the forward to the Compendium of SAs regarding the
assessment of sites and local allocations (Examination Document CS19).

12) Savills produced a HIDT (as detailed above) which provides detail in terms of how the proposed
development will come forward. It provides information on Savills‟ assessment of current and
expected market conditions. It proceeds with identifying and assessing social and transportation
infrastructure requirements and how these measures will be delivered throughout the phased
development.

13) As an internal exercise GUI have instructed Savills to undertake a development appraisal to
determine the viability levels of the development over the period of time forecasted. This is to
support their assumptions in terms of commercial deliverability.

DBC do not dispute

development will be viable and deliverable (pages 88-89, Assessment of Potential Sites (June
2012) (Examination Document HG15)).

4) Matters in dispute


The role of the Spatial Strategy in meeting housing demand and need.



The level of housing demand and need in Berkhamsted.





The appropriateness of the site in meeting future housing demand and need in the town.
The sustainability credentials of land at South Berkhamsted.
The level of housing and economic development proposed, and the degree of flexibility
required.
The role of local allocations in meeting shortfalls in housing supply.



5) Declaration
The contents of this document are agreed for the purposes of Dacorum Borough Council‟s Core
Strategy Examination.

Signed on behalf of Participant Grand Union Investments (GUI)
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Position...Director at Savills Planning and Regeneration
th

Date ........28 September 2012

Signed on behalf of Dacorum Borough Council

Position Strategic Planning and Regeneration Officer (Strategic Planning)
Date .

st

1 October 2012

Statement of Common Ground

Page 6 of 16

Appendix 1: Red Line Plan
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Appendix 1 : Land to the South of Berkhamsted Ownership Plan – Grand Union Investments
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Appendix 2: Extract from Previous Inspector‟s Report
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Appendix 3: Extract from DBC‟s SA Addendum 2012
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