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Pre-amble 

This Application Document Summary Guide is one of a suite of documents prepared in 
support of the application submitted on behalf of Redrow Homes Ltd (Harrow Estates 
Division) (“Harrow”) for planning permission to develop land to the East of Tring as a 
garden village suburb with up to 1,400 homes. 

The Summary Guide should be read alongside the documents described herein that 
comprise the Application.  A dedicated project website is also available at 
www.marshcroft-tring.co.uk. 

http://www.marshcroft-tring.co.uk/
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1. Introduction 

1.1 This Guide has been prepared by Ryan & May on behalf of the Applicant, Redrow 
Homes Ltd (Harrow Estates Division) (“Harrow”), in support of a hybrid planning 
application for permission to develop land to the East of Tring as a garden village with 
up to 1,400 homes. 

1.2 The purpose of this Guide is to assist in navigating the many documents, each of which 
has an assigned Document number, that comprise the planning application. 

1.3 Appended to this Guide is a Glossary set out in tabular form in alphabetical order; 
capturing the vast majority of the various terms and acronyms used throughout the 
many reports and documents forming part of this particular planning application.   

1.4 Introductory sections 1-7 to this Guide provide descriptions of what is applied for; the 
garden village suburb proposal; the material that is for approval; who has prepared the 
application; the ownership of the site and the site’s location. 

1.5 Section 8 describes the Masterplanning process, consultation and the documents that 
address matters of design. 

1.6 Section 9 gives a description of the Environmental Statement (Document 6) prepared 
by Stantec. 

1.7 The detailed reports on different aspect of housing, a principal topic to be considered 
in the application, are identified in section 10. 

1.8 The social and economic issues arising are described in section 11, setting out where 
the various analytic reports can be found. 

1.9 The comprehensive suite of reports that have informed the consideration of 
sustainability and climate change is described in section 12. 

1.10 Section 13 describes where material that has informed consideration of built heritage 
and archaeology can be found. 

1.11 Finally, section 14 describes where the conclusions on overall planning balance, the 
Very Special Circumstances and means of securing them can be found. 
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2. Application description  

2.1 The application form (Document 1) confirms that the hybrid application is made for: 

“Development of up to 1,400 dwellings (including up to 140 Use Class C2 dwellings); a 
new local centre and sports/community hub; primary school; secondary school; and 
public open spaces including creation of a SANG” 

2.2 A more detailed breakdown of what is proposed within the development is given in 
Table 2.1 below.  Floorspace figures are Net Internal Area. 

Table 2.1 Proposed built development, Quantum of development and Use Classes 

Built development  
 

Quantum  Use Class 

Dwellings 
Including: 
Market housing  
Affordable Housing 
Self-Build / Custom Build  

Up to 1,400 units 
 
 
 

C3 

Older Persons Housing   
Including: 
Extra Care housing  
Nursing Home  

Up to 140 units (within the 
overall total of 1,400 dwelling)  

C2 

Shops and services 
Including: 
Retail shops 
Restaurants  
Financial and professional services  
Day nursery 

Built floorspace of up to 1,000 
Sqm  

E 

Wine bar, pub and takeaway  Up to 250 sq m  Sui generis 
Sports Hub 
Including: 
Indoor sports and recreation facilities  
Outdoor sports facilities 

A building of up to 1,535 Sqm  E (indoor) 
 
F.2 

Health facility  A building of up to 1,000 sqm E 
Primary School  
 

2 Form entry  F.1 

Secondary School 6 Form Entry + Sixth Form F.1 
Community building/s 
For use as public hall or public worship  

Up to 405 sqm  F.1 

 

2.3 The application is made in both Full and Outline with all matters reserved.  The Full 
parts of the application relate to the vehicular access points to both Bulbourne Road 
and Station Road, which are then to be connected by a link road running north-south 
through the site, as required by the draft allocation.  Other than the detail for these 
vehicular access points the rest of the application is in Outline with all matters 
reserved. 
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3. Proposals description 

3.1 The overall vision is to create a new garden community, which the project team have 
named ‘Marshcroft’.  The application is to:  

“Deliver a carefully designed, responsive and sustainable community that will 
seamlessly integrate with Tring providing a range of homes to meet all needs, 
community facilities and infrastructure within a high-quality landscape 
framework”. 

3.2 Inspired by garden community principles, Marshcroft would deliver around 1,400 new 
homes of varying sizes (from 1 to 5 bedrooms) providing a mix of housing including 
private market, affordable, social rented, shared ownership and older peoples’ 
accommodation. Opportunities also exist for self-build plots and custom build housing 
units.  

3.3 The natural environment is fundamental to the new garden suburb, with extensive new 
parklands and public open space, a canal-side park as well as community orchards and 
allotments. Over 50% of the land area will be open space resulting in the achievement 
of a biodiversity net gain of 40% through new and retained planting and natural water 
features. 

Use Class Area (Ha) 

C3/C2 - Residential  42.72 

F.1 - Schools 12.45 

Open space 63.95 

 

3.4 Harrow’s proposals are based upon the Tr03 draft allocation and their response to it.  
As such the proposals accord with and exceed the ambitions of the draft allocation and 
will deliver:  

• Around 1,400 new homes, including accommodation for the elderly, self/custom-
build housing (5%) and 45% affordable housing units  

• A new 2FE primary school to serve the development, with room for expansion 

• Land and financial contribution towards delivery of a new 6FE secondary school 
with sixth form and room for expansion 

• A local centre with community facilities and a sports hub  

• Extensive areas of public open space, including 27ha SANG  
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3.5 The illustrative masterplan (Document 5a) shows a garden suburb, set within an 
extensive green and blue infrastructure framework connected to the heart of Tring. It 
is a landscape-led masterplan and demonstrates one way in which the Marshcroft 
garden suburb could be developed to provide a sustainable settlement in accordance 
with garden community principles. 

Illustrative Masterplan as it appears on the Marshcroft project website for the public to 
view:  
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4. Application summary 

4.1 The application is accompanied by over 30 documents described in this Application 
Document Summary Guide (Document 3).  The suite of documents includes (Document 
6) an Environmental Statement.  

4.2 As well as survey information and technical assessments the application is 
accompanied by plans and documents for approval and some that are for illustrative 
purposes. The table below confirms which documents and plans are submitted for 
approval, which are surveys for information, and which are illustrative. 

4.3 In addition to these parts of the application for approval, information and illustration 
there are several other reports and statements which accompany the application. 

Table 4.1 Parts of the application for approval, information and illustration 

For Approval 

Doc No Title  

4a Application Plans for approval - Parameters Plans 

4b Application Plans for approval – Full Access details  

8 S.106 HoT & Very Special Circumstances Statement 

10 Design Code  

12 Framework Travel Plan  

17 Energy and Sustainability Statement 

21 Sport and Physical Activity Facility Strategy 

24 Sustainable Drainage Strategy 

29 Landscape and Biodiversity Management Strategy 

For Information 

Doc No. Title 

25 Arboricultural Impact Assessment 

26(a) & 
(b) 

Habitat Surveys 

27 Biodiversity Net Gain Statement  



8 
 

28 SANG Statement 

31  Habitats Regulations Assessment 

32 Sustainability Appraisal 

Illustrative material 

Doc No. Title 

5a Application plans illustrative – Masterplan 

5b Application plans illustrative – Phasing plan 

6/i Environmental Statement - Appendix - Draft Construction Environmental 
Management Plan 

9 Design and Access Statement 

29 Landscape and Ecology Management Plan (LEMP), part of the Landscape and 
Biodiversity Management Strategy as submitted for approval 

30 Draft Site Waste Management Plan  
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5. Client Consultant Team 

5.1 The following advisors and consultants have contributed to the preparation of the 
planning application: 

Table 5.1 Application Consultancy team  

Consultancy  Role  

Ryan & May Project management; Planning and VSC 

No 5 Chambers, Chris 
Young QC 

Legal overview  

David Lock Associates Masterplanning, Urban Design, Landscape and Design 
Coding 

Stantec ES lead and Transportation  

Barton Willmore  LVIA, lighting and Landscape and Biodiversity 
Management  

ACD Environmental  Arboriculture  

Ecology Solutions Ecology, Biodiversity Net Gain, HRA and SANG 

BWB Consulting Ltd FRA, Sustainable Drainage, Geo-Environmental and 
ground conditions 

Redrow Phasing and delivery  

RPS Built Heritage and Archaeology  

Tetlow King Affordable Housing, Self-Build & Custom Housing and 
Older People’s Housing 

Royal Pilgrim  Engagement and community consultation  

Turley  Socio Economics and Health Impact   

Hydrock  Climate Change, Energy and Sustainability  

Flinders Chase  Social Infrastructure and Education  

Hepworth Acoustics Noise  

Air Quality Consultants 
Ltd 

Air Quality  
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Reading Agricultural  Agricultural Land  
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6. Site Ownership 

6.1 The whole application site as edged red is in the single control of the Applicant, 
Harrow.  Harrow Estates is a Redrow Group Company: 
https://www.redrowplc.co.uk/land/harrow-estates/ 

6.2 Approximately 50% of the land is owned outright (land between Marshcroft Lane and 
Station Road), and the Applicant has a hybrid promotion agreement on the remaining 
land between Marshcroft Lane and Bulbourne Road. 

6.3 All required off-site works to highways, including footpath and cycleway improvements 
are to adopted highways or other land owned by either the borough or county council.   

The Application site edge red with all land, other than adopted highway, owned or 
controlled by the Applicant 

 

https://www.redrowplc.co.uk/land/harrow-estates/
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7. Site location 

7.1 The Site is centred at approximately NGR SP 93650 12671 and is located immediately 
adjacent to the eastern edge of Tring. It is bound by existing housing to the west, 
Bulbourne Road to the north, Station Road to the south and the Grand Union Canal to 
the east. The site is bisected by Marshcroft Lane. 

7.2 The market town of Tring is in the northwest of Dacorum, c 30 miles northwest of 
London. It is in the second tier of the borough’s settlement hierarchy alongside 
Berkhamsted /Northchurch. All Dacorum’s principal towns are within the A41 and 
North West Main Line rail corridor. 

7.3 Dacorum is a predominantly rural borough, with approximately 60% of land within the 
Metropolitan Green Belt and over one third within the Chilterns AONB. The site lies 
within the Green Belt, and borders the AONB to the north, south and east. It is also in 
relatively close proximity to the Chilterns Beechwoods Special Area of Conservation 
(‘Beechwoods SAC’), which includes the Ashridge Estate managed by the National 
Trust. 

7.4 The majority of development in Dacorum is focussed in the new town of Hemel 
Hempstead which lies at the eastern edge of the borough closely abutting the 
boundary with St Albans Borough. 

Location image used at one the Design Code workshops  
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8. Planning policy matters and the Planning Balance 

8.1 The Planning Statement, Document 7, comprehensively addresses the background to 
the planning application, the Green Belt context and the context of housing land 
shortfall in Dacorum. 

8.2 The Existing adopted Development Plan and decision making framework is set out in 
section 10 of the Planning Statement, before section 11 describes the emerging Local 
Plan and identification of the Marshcroft Site as a preferred housing allocation, Tr03, 
Land East of Tring.  Section 14 of the Planning Statement describes the failure of the 
local plan to be progressed in a timely manner, together with the real consequences of 
that failure, which then feed into the overall Planning Balance set out in Section 21. 
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9. The Masterplanning and consultation process 

9.1 National design guidance places an emphasis on the creation of beautiful buildings and 
places; and the securing of design quality through design coding that is informed by 
local engagement.  The Applicant has committed considerable resources to the 
preparation of the illustrative masterplan, DAS and Draft Design Code. 

9.2 The illustrative masterplan for the development of the Application Site, Document 5a, 
is the result of extensive work by a team working over many months involving 
extensive public engagement. The Masterplanning process itself is described in the 
Design and Access Statement, Document 9. 

9.3 Whilst officers have not fully engaged with the team and have not responded to 
specific requests to discuss the masterplan, or its associated design coding, they have 
provided helpful comments from the Design Officer in the pre-application response.  
These have been fully taken into account.  

9.4 In addition, the applicant has undertaken extensive community consultation and 
presented the emerging plans to the Community Design Review Panel.  The Review 
Panel has a remit as “an independent, advisory role in Dacorum’s planning work, 
discussing issues including housing, transport, public and green spaces, and the 
environment. This will help ensure that new developments are of the highest possible 
design quality, and meet the needs of people living, working and studying in the area, 
now and in the future.” 

Members of the public discuss the masterplan with the consultant team in December 
2021, as described in Document 13, Statement of Community Involvement (Royal 
Pilgrim). 
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10. The Environmental Statement 

10.1 The ES, Document 6, presents the findings of the EIA which has been undertaken in 
accordance with the Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017 as amended (“the EIA Regulations”). 

10.2 The EIA process has been used to inform and iterate the design of the Proposed 
Development and has identified appropriate design and construction measures to both 
mitigate likely significant adverse environmental effects and to maximise the 
environmental opportunities that might arise as a consequence of the construction and 
operation of the Proposed Development. Such measures have been incorporated into 
the final design and are shown in the plans and documents submitted with this 
planning application. These measures are documented within the ES as ‘embedded 
mitigation’ and will be provided as part of the Proposed Development.  ‘Further 
mitigation’ has also been identified to mitigate potential significant adverse effects of 
the Proposed Development and which will be secured by planning conditions or legal 
agreements. 

10.3 The ES identifies any likely significant environmental effects of the Proposed 
Development at the construction and operation stages and identifies opportunities for 
environmental enhancement and measures required to mitigate any potential 
significant adverse effects that may occur. 

10.4 The ES comprises the following documents: 

• Volume 1 – Main Report; 

• Volume 2 – Appendices; and 

• Non-Technical Summary 

10.5 The Proposed Development has undergone an iterative design process that has sought 
to design out potential environmental issues from the outset. Such design responses 
are termed “embedded mitigation”. Key embedded mitigation includes: 

• Provision of approximately 27 ha of land as SANG to mitigate recreational pressure 
on designated ecological sites;  

• Retention and enhancement of existing areas of green infrastructure and 
incorporation of areas of new planting. The landscape areas will include 
allotments, SuDS, orchards, amenity green space, parks and gardens, natural and 
semi natural green space, outdoor sports facilities and provision for young people;  

• Implementation of a Surface-water Drainage Strategy, incorporating SuDS, to 
reduce flood risk and help control the quality and quantity of surface water runoff 
conveyed to the local watercourses; 
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• Retention of vegetation and enhancing green infrastructure network along the 
southern boundary of the Site to minimise impact upon the setting of heritage 
assets associated with Pendley Manor;  

• Provision of education and health accommodation, to be agreed with Hertfordshire 
County Council (HCC) as the local education authority and the local Clinical 
Commissioning Group (CCG); 

• Enabling increased pedestrian and cyclist connectivity to Tring and supporting safer 
access to Tring Station; and  

• Consideration of height and scale of development to be sensitive to the 
surrounding landscape. 

10.6 The EIA has assessed the likely significant effects of the Proposed Development against 
baseline conditions which have been established based on technical surveys and 
assessments.  It has assumed the Proposed Development will be constructed in 
accordance with the parameters documented in Chapter 3 of the ES.  

10.7 The usual terminology for describing the significance of effects has been used in the ES, 
which are as set out in the table below. 

Significance Level Criteria 

Substantial Only adverse effects are assigned this level of significance as they 
represent key factors in the decision-making process. These effects 
are generally, but not exclusively, associated with sites and features 
of national or regional importance. A change at a country scale site 
or feature may also enter this category.  

Major These effects are likely to be important considerations at a district 
scale but, if adverse, are potential concerns to the project and may 
become key factors in the decision-making process.  

Moderate These effects, if adverse, while important at a local scale, are not 
likely to be key decision-making issues. Nevertheless, the 
cumulative effect of such issues may lead to an increase in the 
overall effects on a particular area or on a particular resource.  

Minor These effects may be raised as local issues but are unlikely to be of 
importance in the decision-making process. Nevertheless, they are 
of relevance in enhancing the subsequent design of the project and 
consideration of mitigation or compensation measures.  

Negligible  Either no effect or effect which is negligible or beneath the level of 
perception, within normal bounds of variation or within the margin 
of forecasting error. Such effects should not be considered by the 
decision-maker.  

 

10.8 The ES considers effects during both construction and operation, i.e. once the 
development has been built out and the Marshcroft is functioning as a community.  
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10.9 It confirms that there are no adverse Substantial or Major effects once the 
development has been completed and is operational, other than the loss of agricultural 
land. 

10.10 The ES also identifies significant beneficial effects in terms of Biodiversity Net Gain, 
provision of new housing and improved amenity, and reduced fear and intimidation for 
pedestrians and cyclists.  
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11. Housing issues 

11.1 Central to the determination of the Application is the consideration of the need for 
housing and in particular Affordable Housing.  

11.2 An overarching Housing Needs Statement (Ryan & May), Document 14, sets out the 
very clear need for new housing in Dacorum and in Tring in particular. Past and 
continued failure of the Development Plan system to deliver an adequate supply of 
housing land is discussed in the Planning Statement, Document 7 (Ryan & May). 

11.3 The proposed development will offer a range of different homes, aligning with the mix 
specified in the Council’s Local Plan evidence base – and actually exceeding the 
requirement for affordable housing – but also providing self-build plots and extra-care 
housing for older people. Such a mix of housing will meet a range of proven needs and 
accommodate a range of different household types.  This is discussed further within 
the following application documents: 

• Affordable Housing  - Document 14/i (Tetlow King) 

• Self-Build - Document 14/ii (Tetlow King) 

• Older People’s Housing - Document 14/iii (Tetlow King) 

Figure 6.4 from Tetlow King’s Affordable Housing Statement, Document 14/i, using 
data from the ONS to illustrate one of the particular aspects of the housing situation in 
Tring, with very high levels of unaffordability: ‘Lower Quartile Affordability Ratios, 
Dacorum, 2013/14 to 2019/20’ 
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12. Social and economic issues 

12.1 Document 15 is a Socio-economic Impact Statement (Turley) that describes in detail 
the considerable socio-economic benefits which will be felt by new and existing 
residents of Tring, the businesses in the town and the local economy of Dacorum and 
more widely within a functional economic geography.  

12.2 The provision of 1,400 homes, including 630 affordable homes, itself represents a key 
benefit given the substantial need for new housing, and particularly affordable 
housing, in both Tring and Dacorum, with this area typifying a national housing crisis 
that successive Governments have been determined to address. 

12.3 The other significant social benefits of new schools, sports and health facilities are also 
assessed in the Socio-economic Impact Statement, which draws on the comprehensive 
work of the following Application Documents: 

• Document 16 – Health Impact Assessment (Turley) 

• Document 20 – Education infrastructure Statement (Flinders Chase) 

• Document 21 – Sport and Physical Activity Facility Strategy (Flinders Chase) 

The key economic benefits as summarised in an infographic used in the public 
consultation: 
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13. Sustainability and climate change 

13.1 As well as the Environmental Statement the Application is supported by a number of 
specialist reports that address specific aspects of the development and which are 
interrelated:   

• Document 17 – Energy and Sustainability Statement (Hydrock) 

• Document 22 – Flood Risk Assessment (BWB) 

• Document 23 – Geo-environmental Assessment Report (BWB) 

• Document 24 - Sustainable Drainage Strategy (BWB)  

• Document 25 – Arboricultural Impact Assessment Report and survey 

• Document 26 – Ecological Surveys (Ecology Solutions) 

• Document 27 - Biodiversity Net Gain Statement (Ecology Solutions) 

• Document 28 – SANG Statement (Ecology Solutions) 

• Document 29 – Landscape and Biodiversity Management strategy (with LEMP) 
(Barton Willmore) 

• Document 30 - Draft Site Waste Management Plan (Redrow) 

• Document 31 – Habitats Regulations Assessment (Ecology Solutions) 

• Document 32 – Sustainability Appraisal 

13.2 In addition, Document 11, the Transport Assessment (Stantec) and Document 12, 
Travel Plan (Stantec) comprehensively address the connectivity of the site, how non-
car modes of travel are to be encouraged and how the development will make a 
significant difference to the present unsustainable and climate harming patterns of car-
based commuting in Tring. 

13.3 Full details of all the off-site transportation and highways improvements, including the 
provision of footpaths, cycleways and proposed upgraded infrastructure at Tring 
Station are set out in the Transport Assessment (Document 11) and associated 
appendices. 
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Precedent imagery used in the public consultation 
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14. Heritage matters 

14.1 These are addressed both in the ES and in standalone documents: 

• Document 18 – Archaeology Statement (RPS)  

• Document 19 – Built Heritage Statement (RPS) 

14.2 As appendices to those two documents and the ES chapters on Heritage impacts are 
the following:  

• An Archaeological Desk Based Assessment (RPS 2021) 

• A Geophysical Survey Report (MOLA 2022) 

• An Archaeological Evaluation Assessment Report (Cotswold Archaeology 2022) 

14.3 The Archaeological Assessment Report by Cotswold Archaeology includes details of 
extensive trial trenching that has been carried out on the Application site during 
January and February 2022) in order to inform the EIA. 

The Grand Union being constructed in the 18th Century and which now forms a logical 
and defensible Green Belt boundary to the eastern edge of Tring.  
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15. The VSC and overall planning balance 

15.1 The hybrid application is accompanied by a ‘S.106 HoT & Very Special Circumstances 
Statement’ (Document 8), which sets out how the development proposed, including all 
associated infrastructure and off-site development, is to be delivered and controlled.  

15.2 Document 8 also sets out the approach taken to VSC in this application.  The in 
principle harm to Green Belt that has to be outweighed in this particular case by the 
VSC relates to some harm to loss of countryside by extending an existing settlement.   
Section 8 of the ‘S.106 HoT & Very Special Circumstances Statement’ describes the VSC 
that apply here.  Section 9 then describes how the VSC benefits of the development 
can be secured; before subsequent sections go on to set out in more detail those VSC 
benefits of development that are to be secured by condition and those to be secured 
by S.106 Obligations. 

15.3 Appended to the ‘S.106 HoT & Very Special Circumstances Statement’ is a draft of 
Heads of Terms for a legal agreement to be entered into with the parties who will 
either be responsible for delivering or enforcing the legal obligations. 

A Marshcroft VSC Table is appended to the S.106 HoT & Very Special Circumstances 
Statement” (Document 8),  identifying each of the VSC benefits of development and 
how they relate to what are to be regarded as ordinary and special circumstances.   
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Appendix Tring – Marshcroft: Glossary and definitions 

 

Term / Acronym  Meaning  Context  
Active Travel 
 

Used to refer to modes of travel such as walking 
and cycling that involve physical activity. 
 

Masterplanning  

Affordable Housing   As defined by the NPPF “Housing for sale or rent, 
for those whose needs are not met by the market 
(including housing that provides a subsidized route 
to home ownership and/or is for essential local 
workers).” 
Subject to meeting NPPF defined terms it includes: 

- Affordable housing for rent 
- Starter homes 
- Discounted market sales housing 
- Housing provided for sale that provides a 

route to ownership for those who could 
not achieve home ownership through the 
market, including shared ownership. 

See Document 14 Housing Needs Statement. 
 

Housing 
Provision 

Affordable Housing  
Need 

Defined by reference to NPPF – Annex 2: 
affordable rented, starter homes, discounted 
market sales housing and other affordable routes 
to home ownership including shared ownership, 
relevant equity loans, other low cost homes for 
sale and rent to buy, provided to eligible 
households whose needs are not met by the 
market. 
 

Housing 
Provision  

ALC Agricultural Land Classification. The Agricultural 
Land Classification system classifies agricultural 
land into five categories based on versatility and 
suitability for growing crops. 
 

ES 

Affordability Ratio The ratio of average house prices in an area to 
average income; providing an indicator of 
affordability in an area. It is used to compare 
affordability in different time periods and different 
regions more accurately than just comparing the 
property prices.  House price-to-income ratios are 
calculated by dividing property prices by annual 
earnings, typically at either the median or lower 
quartile point. For example, if the average 
property price was £300,000 and the average 
salary £30,000 the property price to earnings ratio 
would be 10. 
 

Housing 
Provision 
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Term / Acronym  Meaning  Context  
ASHP Air Source Heat Pump.  Outside air is blown over a 

network of tubes filled with a refrigerant. This 
warms up the refrigerant, turning it from a liquid 
into a gas, which is compressed and hot gases are 
passed into a heat exchanger allowing warm air to 
be circulated around the building.  See Document 
17  Energy & Sustainability Statement. 
 

 

AMR Annual Monitoring Report by DBC on housing 
completions. 

Housing 
provision 

Annual position 
statement 

A document setting out the 5 year housing land 
supply position on 1st April each year, prepared by 
the local planning authority in consultation with 
developers and others who have an impact on 
delivery. 
 

Housing 
provision   

AONB Area of Outstanding Natural Beauty.  In this case it 
refers to The Chilterns Area of Outstanding Natural 
Beauty.  See Document 6 ES. 
 

Planning policy  

AOD Above Ordnance Datum. The height at which a 
feature is situated.   
 

 

AQMA 
 

Air Quality Management Area.   

(the) Applicant  
 

Redrow Homes Ltd (Harrow Estates Division).  

(the) Application  
 

“Development of up to 1,400 dwellings (including 
up to 140 Use Class C2 dwellings); a new local 
centre and sports/community hub; primary school; 
secondary school; and public open spaces 
including creation of a SANG”. 
 

 

(the ) Application 
Site  

The land lying between Station Road and 
Bulbourne Road to the East of Tring, bisected by 
Marshcroft Lane.  The Site is situated 
approximately at grid reference SP 93424 12894 
 

 

Application 
Boundary 
 

The area within which planning permission for the 
Proposed Development is sought, defined by a red 
edge on the plan accompanying the Application.  
Document 4. 
 

ES and all 
documents  

ATC 
 

Automatic Traffic Counts ES and TA 

Avoidance Designing a development in such a way that avoids 
effects on the environment (e.g. avoiding intrusive 
planting on areas of archaeological significance) 
 

ES 
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Term / Acronym  Meaning  Context  
Blue Infrastructure  Water elements, like rivers, canals, ponds, 

wetlands, floodplains, water treatment facilities. 
 
 

Sustainability  

BNG Biodiversity Net Gain.  An approach to 
development, and/or land management, that aims 
to leave the natural environment in a measurably 
better state than it was beforehand. The emerging 
DBC Local Plan seeks to deliver biodiversity net 
gain of at least 10%.   See Document 27 BNG 
Statement. 
 

Planning policy 
and 
sustainability  

BRES 
 

Business Register and Employment Survey Socioeconomics 

Brownfield  
 

(see Previously Developed Land) Planning policy 

Bulbourne Road 
Access  

The new vehicular access to the Site from the 
north, proposed as part of the Application. 
 

Transport  

CRT Canal and Rivers Trust  
CCG Clinical Commissioning Group.  See Document 16 

Health Impact Assessment. 
 

Health  

CEMP Construction Environmental Management Plan.  
See Document 6 Appendix Draft Construction 
Environmental Management Plan. 

ES 

Character  A distinct, recognisable and consistent pattern of 
elements in the landscape and townscape that 
differentiates one area from another. 
 

LVIA and Design 

Character Areas Areas within the Marshcroft development that 
have distinct characters in terms of housing , 
street, landscape and open space typologies, as 
defined through the Design Code.  See Document 
10 Design Code. 

Masterplanning 
and design 

Coalescence  The physical or visual linkage of large built-up 
areas 

Green Belt 
policy 

Construction Phase  A period of 10 years from the start of building to 
completion of the development 
 

ES 

Comet The name given to the highways model used by 
Herts CC as LHA to assess transport impacts.  See 
Document 11 Transport Assessment. 
 

Transportation  

Compensation Providing off-site enhancement in order to 
compensate for where onsite mitigation has not 
been possible (e.g. financial contributions towards 
offsite highway infrastructure). 
 

ES 
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Term / Acronym  Meaning  Context  
CIL 
 

Community Infrastructure Levy.  A charge which 
can be levied by local authorities on new 
development in their area. See Document 2 CIL 
Form  
 

Socio-
economics   

Climate change 
mitigation 

Action to reduce the impact of human activity on 
the climate system, primarily through reducing 
greenhouse gas emissions. 
 

 

Countryside  In planning terms: land outwith the settlement 
boundary; and/or, in broader terms: the landscape 
of a rural area. 
 

Planning policy 

Cumulative effects  The assessment of the likely significant effects of 
the Proposed Development in the context of other 
existing and/or approved projects, as well as the 
cumulative effects that may result from the 
Proposed Development and these other 
developments. 
 

ES 

Custom Build  A form of house building alongside ‘Self-build’ 
where individuals are involved in building or 
managing the construction of their home from 
beginning to end, to projects where individuals 
commission their home, making key design and 
layout decisions, but the home is built ready for 
occupation (‘turnkey’).  A legal definition is given in 
the “Self-build and Custom Housebuilding Act 2015 
(as amended by the Housing and Planning Act 
2016)”. 
 

Housing 
Provision 

DAS Design and Access Statement.  Provided to 
illustrate the process that has led to the 
development proposal and explains the design. 
See Document 9 Design and Access Statement. 

Masterplanning 

DBC 
 

Dacorum Borough Council – the Local Authority 
and the Local Planning Authority. 

-  

Defensible 
Boundary 

A physical feature that is readily recognisable and 
likely to be permanent. 

Green Belt 
policy 

Design Code A set of simple, concise, illustrated design 
requirements that are visual and numerical 
wherever possible to provide specific, detailed 
parameters for the physical development of a site 
or area.  Design codes help to maintain consistency 
in the delivery of development over a longer 
period of time. Codes also set out a necessary level 
of detail and specific ways to maintain local 
character. See Document 10 Draft Design Code. 
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Term / Acronym  Meaning  Context  
Development Plan  As defined in section 38 of the Planning and 

Compulsory Purchase Act 2004.  For DBC it 
currently comprises the Core Strategy 2006-2031 
(adopted 2013); the Site Allocations Development 
Plan Document (adopted 2017); and saved policies 
of the Dacorum Borough Local Plan 1991-2011 
(adopted 2004). 
 

Planning Policy 

DLUHC Department for Levelling Up, Housing and 
Communities 
 

 

DMRB Design Manual for Roads and Bridges 
 

ES and TA 

Dunsley Farm  Another preferred location for development in 
Tring (Growth Area TR01) 
 

-  

Drinking Water 
Safeguard Zone 

An area identified as needing to be protected from 
pollution. 
 

ES 

Effect  The consequent implication in environment terms 
(e.g. the loss of a potential breeding habitat for a 
protected species or the reduction in local air 
quality).  Effects that are described as ‘substantial’, 
‘major’ or ‘moderate’ are determined to be 
significant; and effects that are described as 
‘minor’ or ‘negligible’ are determined to be not 
significant in the context of the EIA Regulations. 
 

ES 

Embedded 
mitigation 

Measures which are designed to be an inherent 
part of the scheme. 
 

ES 

Encroachment  
 

Advancement of a large built-up area beyond the 
limits of the existing built-up area into an area 
perceived as countryside. 
 

Green Belt 
policy 

Emerging Strategy 
for Growth 

DBCs Emerging Strategy for Growth (2020) 
identifying  Tring as one of the most sustainable 
towns in the Borough and an important focus for 
meeting the Borough’s development needs. 
 

Planning policy  

EIA Environmental Impact Assessment - the process of 
assessing the environmental impact of a proposed 
development.  Carried out in accordance with the 
Town and Country Planning (Environmental Impact 
Assessment) Regulations 2017, as amended. 
 

ES 

ERP Economic Recovery Plan. DBCs economic recovery 
plan in the wake of Brexit and the pandemic.   
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Term / Acronym  Meaning  Context  
ES Environmental Statement   - the documented 

findings of the EIA process.  Produced by Stantec 
as Document 6.  
 

ES 

2 FE  / 6 FE Form Entry.  Referring to the size of a school by the 
number of pupils joining each year.  See Document 
20 School Infrastructure Statement. 
 

Education  

First Homes First Homes are a specific kind of discounted 
market sale housing and should be considered to 
meet the definition of ‘affordable housing’ for 
planning purposes. Specifically, First Homes are 
discounted market sale units which: 
 
a) must be discounted by a minimum of 30% 
against the market value; 
 
b) are sold to a person or persons meeting the First 
Homes eligibility criteria; 
 
c) on their first sale, will have a restriction 
registered on the title at HM Land Registry to 
ensure this discount (as a percentage of current 
market value) and certain other restrictions are 
passed on at each subsequent title transfer; and, 
 
d) after the discount has been applied, the first 
sale must be at a price no higher than £250,000 (or 
£420,000 in Greater London). 
 
First Homes are the government’s preferred 
discounted market tenure and should account for 
at least 25% of all affordable housing units 
delivered by developers through planning 
obligations. 
 
 

Housing 
Provision  

(the ) Framework National Planning Policy Framework (March 2021; 
last updated July 2021). 
 

All 

2 FE  / 6 FE Form Entry.  Referring to the size of a school by the 
number of pupils joining each year.  See Document 
20 Education Infrastructure Statement. 
 
 

Education  

FOI Freedom of Information.  A request made of a 
public body under the FOI Act for information that 
they hold. 
 

-  
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Term / Acronym  Meaning  Context  
FTE Full Time Equivalent  

 
Socioeconomics 

Further mitigation Measures which require further activity to be 
achieved, and do not form an inherent part of the 
scheme 
 
 

ES 

Garden Suburb An extension to a town or city designed with 
Garden City Principles as a holistic development.  
See Garden village. 
 
 

 

Garden Village A garden village refers to a development of c 1,200 
to 10,000 homes (As distinct to larger settlements 
referred to as garden towns).  
 
There is no set model for a garden village, 
although they are influenced by the Garden City 
Movement to create holistically planned new 
settlements, which enhance the natural 
environment and offer high-quality affordable 
housing and locally accessible work in beautiful, 
healthy and sociable communities. 
They should be designed based on the following 
criteria: 
- Built to a high standard 
- Attractive and well-designed 
- Meet local housing needs in particular the 

needs of first time buyers 
- Developed as own separate space with 

community facilities 
 

Masterplanning  

Green Belt The Metropolitan Green Belt (or London Green 
Belt) encircles London extending up to 35 miles 
and is c. three times the size of London.  The 
Metropolitan Green Belt is the largest of 14 Green 
Belts in the UK. 
 

Green Belt 
policy 

Green Field  Land (or a defined site) usually farmland, that has 
not previously been developed. 
 

Planning Policy 

Green 
Infrastructure  

A network of multi-functional green space, urban 
and rural, which is capable of delivering a wide 
range of environmental, quality of life and 
biodiversity benefits for local communities. 
 

Planning Policy, 
design and 
landscaping  

GSS DBC’s Green Space Strategy. The strategy provides a 
general overview of open space and recreation facilities 
provision in Tring.  
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Term / Acronym  Meaning  Context  
Harrow Estates  Established in 2001, Harrow Estates, is an 

entrepreneurial Master Development Company 
and the UK’s acknowledged experts in land and 
property acquisition, masterplanning, regeneration 
and commercial development. 
 

-  

Herts CC Hertfordshire County Council, the Local Highway 
Authority and Local Education Authority; and 
provider of heritage advice services to DBC.  
 

Transport, 
education and 
heritage 

HCA Homes and Communities Agency.  The non-
departmental public body, now known as Home 
England (the government’s ‘housing accelerator’ 
body) that funds new affordable housing in 
England. 
 

Housing 
provision and 
Socioeconomics 

HVCCG Herts Valley Clinical Commissioning Group 
 

 

HMA Housing market area, a relevant geography for 
understanding housing needs. Dacorum has been 
found to be part of the South West Hertfordshire 
HMA. 
 

Housing 
Provision 

Housing Crisis The situation acknowledged by the SoS in his 
statement to the House of Commons on the 
publication of the NPPF on 27th March 2012 
reforming the planning system “after 10 years of 
building fewer homes in any peacetime decade 
for100 years” in order to “better support growth 
to give the next generation the chance that our 
generation has had to have a decent home”.  
 

Housing 
Provision  

Housing Delivery 
Test 

Measures net homes delivered in a local authority 
area against the homes required, using national 
statistics and local authority data. The Secretary of 
State will publish the Housing Delivery Test results 
for each local authority in England every 
November. 
 

Housing 
provision  

Housing Land 
Supply  

A 5 year land supply is a supply of specific 
deliverable sites sufficient to provide 5 years’ 
worth of housing (and appropriate buffer) against 
a housing requirement set out in adopted strategic 
policies, or against a local housing need figure, 
using the standard method, as appropriate in 
accordance with paragraph 73 of the National 
Planning Policy Framework. See Document 14 
Housing Needs Statement. 
 

Housing 
provision  
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Term / Acronym  Meaning  Context  
Housing mix The mix of housing sizes by bedroom number, type 

and tenure proposed as part of the development. 
 

Housing 
provision 

Housing Register  The register of people within Dacorum Borough 
who are in need of accommodation. 
 

Housing 
provision 

Hybrid application  A planning application that is made in a hybrid 
form with part in Outline and part in Full. 
 

 

Impact  In relation to the outcome of the project (e.g. the 
removal of habitat or the generation of emissions 
to air). 
 
 

ES 

JSP area The area covered by the emerging Joint Structure 
Plan comprising the South West Hertfordshire 
boroughs of Dacorum, St Albans, Hertsmere, Three 
Rivers and Watford. 
 
 

Strategic 
Planning  

Large Built up Area  An area that corresponds to the settlements 
identified in the relevant Local Plan, including 
those inset from the Green Belt. 
 

Green Belt 
Policy  

LBMS Landscape and Biodiversity Management Strategy.  
Document 29 
 

 

LCA Landscape Character Assessment. The process of 
identifying and describing variations in character of 
the landscape.  LCA documents identify and 
explain the unique combination of elements and 
features that make landscapes distinctive by 
mapping and describing character types and areas.  
 

LVIA  

LDS Local Development Scheme.  The programme 
published by Dacorum BC in January 2022 
outlining the stages of preparation of its 
Development Plan. 
 

Planning Policy 

Leakage  An economic term that describes capital or income 
that escapes an economy or system in the context 
of a circular flow of income mode. 

Socio-
Economics 

LEP Local Enterprise Partnership.  A government body 
established for the purpose of creating or 
improving the conditions for economic growth in 
an area.  Dacorum is located within the area 
covered by the Hertfordshire Local Enterprise 
Partnership. 

 



33 
 

 
Term / Acronym  Meaning  Context  
LEAP Local Equipped Area for Play 

 
 

Less than 
substantial harm 

Relating to the consideration of impact of 
development on heritage assets in accordance 
with the Framework.  Where a development will 
lead to less than substantial harm to the 
significance of a designated heritage asset, this 
harm should be weighed against the public 
benefits of the proposal. 
 

Heritage   

Liverpool Approach - See Sedgefield Approach  Housing 
provision  
 

Local Plan A plan for the future development of a local area, 
drawn up by the local planning authority in 
consultation with the community. In law this is 
described as the development plan documents 
adopted under the Planning and Compulsory 
Purchase Act 2004. 
 

 

Local Housing 
Needs Assessment 
(DBC) 

The DBC report that provided the position for 2020 
to 2036 and is now superseded by the SW Herts 
Assessment.  
 

Housing 
Provision  

Local Housing 
Needs Assessment 
(SW Hertfordshire)   

The number of homes identified as being needed 
through the application of the standard method 
set out in national planning guidance for an area. 
The South West Hertfordshire Local Housing Needs 
Assessment (2020), represents the most recent 
published assessment of housing need in Dacorum 
and across the JSP area. 
 

Housing 
provision 

LLFA Local Lead Flood Authority.  In this case 
Hertfordshire CC. 
 

 

LVIA Landscape and Visual Impact Assessment; 
assessing the effects of new developments on 
views and on the landscape itself.  See Document 
6 ES.  
 

ES 

LWS Local Wildlife Site. Areas of land with local nature 
conservation importance. 
 

ES 

Market Housing  Housing provided to be sold on the open market 
without restriction or subsidy.   

Housing 
Provision 

Marshcroft The name given by the Applicant to the proposed 
garden village development of the land to the East 
of Tring. 
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Term / Acronym  Meaning  Context  
Marshcroft Lane 
alterations  

Proposals forming part of the Application to close 
part of Marshcroft Lane to vehicular traffic. 
 

 

Merging  (see Coalescence) Green Belt 
Policy 

MUGA Multi-use games area: an area used for playing 
different sports, usually with a fence around it and 
often at a school. 
 

Design  

Multiplier effects  Further economic activity (jobs, expenditure or 
income) associated with additional local income 
and local supplier purchases. 
 

Socio 
Economics  

NDG National Design Guide, published by the 
government in 2019. 
 

Design and 
Masterplanning  

NICE National Institute for Health and Care Excellence 
 

ES 

NEAP 
 

Neighbourhood Equipped Area for Play 
 

 

Nitrate Vulnerable 
Zone 

An area of land that can drain into Nitrate polluted 
water 
 

ES 

NMDC 
 

National Model Design Code Design  

NPPF 
 

The National Planning Policy Framework   

NPPG 
 

National Planning Practice Guidance  

Neighborhood 
Centre  

The central commercial and mixed use area at the 
heart of the Marshcroft development   

Masterplanning 
and socio- 
economics  

Neighbouring Town  Refers to settlements identified within the relevant 
Local Plan and those within the neighbouring 
authorities’ administrative boundary that abut the 
Green Belt. 
 

Green Belt 
Policy 

Net Zero Ready Development designed at the outset to be able to 
achieve Net Zero carbon emission buildings, 
typically through electrification of heat.  See 
Document 17 Energy & Sustainability Statement 
 
 

Sustainability  

Obligation  
 

- See Planning Obligation   

OHID Office for Health Improvement and Disparities 
(was PHE) 
 

ES 
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Term / Acronym  Meaning  Context  
Older peoples 
housing  

Housing for people over or approaching retirement 
age, including the active, newly-retired through to 
the very frail elderly; and whose housing needs can 
encompass accessible, adaptable general needs 
housing through to the full range of retirement 
and specialised housing for those with support or 
care needs. 
 

Housing 
provision  

ONS Office for National Statistics  Socio 
Economics 

Open Space  All open space of public value, including not just 
land, but also areas of water (such as rivers, canals, 
lakes and reservoirs) which offer important 
opportunities for sport and recreation and can act 
as a visual amenity. 
 

Planning Policy 

Openness  Openness is taken to be the degree to which an 
area is primarily unaffected by built features, in 
combination with the consideration of the visual 
perception of built features. In order to be a robust 
assessment, this should be considered from first 
principles, i.e. acknowledging existing structures 
that occur physically and visually within the area, 
rather than seeing them as being ‘washed over’ by 
the existing Green Belt designation. 
 

Green Belt 
policy   

Operational Phase  The period post construction when the 
development is occupied. 
 

ES 

Parameter Plans Plans for approval that establish parameters for 
the Development. These plans form the basis of 
the assessment in this ES. These are included in 
Appendix A.2. 
 

ES  

PIA Personal Injury Accident data 
 

 

Planning Condition  A condition imposed on a grant of planning 
permission (in accordance with the Town and 
Country Planning Act 1990). 
 

 

Planning obligation A legal agreement entered into under section 106 
of the Town and Country Planning Act 1990 to 
mitigate the impacts of a development proposal. 

 

PV 
 

Photo Voltaic, typically roof mounted  

Preferred location   A site identified by DBC in its Regulation 18 
consultation version of the Local Plan for 
development. 

Planning Policy  
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Term / Acronym  Meaning  Context  
Previously 
Developed Land  

Land which is or was occupied by a permanent 
structure, including the curtilage of the developed 
land (although it should not be assumed that the 
whole of the curtilage should be developed) and 
any associated fixed surface infrastructure. This 
excludes: land that is or has been occupied by 
agricultural or forestry buildings; land that has 
been developed for minerals extraction or waste 
disposal by landfill purposes where provision for 
restoration has been made through development 
control procedures; land in built -up areas such as 
private gardens, parks, recreation grounds and 
allotments and land that was previously-developed 
but where the remains of the permanent structure 
or fixed surface structure have blended into the 
landscape in the process of time. 
 

Planning Policy 

(the) Project  
 

The planning application scheme ES 

(the) Proposed 
Development 
 

The development for which planning permission is 
sought (as described in application form and in 
Chapter 3 of the ES) 
 

ES and all 
documents 

PRoW Public Rights of Way. A right of way that the public 
have access to at all times. 
 
 

 

Receptor  A component of the natural or built environment 
(such as a human being, water, air, a building or a 
plant) that is affected by an impact of construction 
works and/or the operation of a proposed 
development 
 

ES 

Reduction Designing the Proposed Development or 
employing construction methodologies such that 
significant effects identified are reduced (e.g. 
employment of sustainable drainage to mitigate 
the effects of development on surface water run-
off). 
 

ES 

Reg 18 Regulation 18 of the Town and Country Planning 
(Local Planning) Regulations 2012 requires that 
various bodies and stakeholders be notified that 
the council is preparing a plan. It invites them to 
comment about what that plan ought to contain.  
The Reg 18 Plan for Dacorum allocates the Site as 
TR03. 
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Term / Acronym  Meaning  Context  
Reg 19 The purpose of the Regulation 19 consultation is to 

provide an opportunity for representations to be 
made on the amendments to the local plan before 
it is examined by a planning inspector.  The Reg 19 
Plan for Dacorum is not scheduled to be available 
for consultation until 2024. 
 
 
 

 

Reg 122 Regulation 122 of the Community Infrastructure 
Levy Regulations 2010 (as amended) states that a 
planning obligation may only constitute a reason 
for granting planning permission where the 
obligation is: 
a) Necessary to make the development acceptable 
in planning terms; 
b) Directly related to the development; and 
c) Fairly and reasonably related in scale and kind to 
the development 
 
These are known as the CIL test or Reg 122 tests. 
 
 

 

Residential Land 
Commitments 
Position Statement 

A statement by DBC on residential development 
that is committed to come forward. 
 
 

Housing 
provision 

Residual effects The environmental effects remaining after 
mitigation measures have been incorporated, as 
fully described in the ES. 
 
 

ES 

Rothschild House 
Surgery Group 

Rothschild House Surgery Group operate local GP 
practices with surgeries in Tring and the Herts 
Valley Clinical Commissioning Group area.  
 
 

 

S.106 
 

 -   See Planning Obligation  
 
 

 

SANG Suitable Alternative Natural Greenspace.  These 
are open spaces that are going to be improved, in 
order to encourage more visitors to enjoy the 
natural environment of SANGs; and in so doing 
reduce the number of visitors to protected areas, 
such as the Chilterns AONB.  See Document 28 
SANG Statement. 
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Term / Acronym  Meaning  Context  
Sedgefield 
Approach 

The ‘Sedgefield’ approach to calculating the 5 year 
HLS requires any housing delivery shortfall 
calculated from the base date of the adopted plan 
to be added to the plan requirements for the next 
5 year period. It is typically used where there has 
been persistent under delivery of housing.  
Whereas the ‘Liverpool’ approach calculates the 
five year housing land supply including the 
spreading of any housing delivery shortfall across 
the remainder of the plan period rather than 
concentrating it into the relevant five year period. 
 

Housing 
provision  

SCI Statement of Community Involvement.  DBC have 
their own SCI outlining expectations of itself and 
developers in engagement with communities on 
planning matters.  Here SCI refers to the document 
prepared by Royal Pilgrim on behalf of the 
Applicant describing the measures undertaken to 
consult the public regarding the Proposed 
Development. See Document 13 Statement of 
Community Engagement 
 
 

Engagement  

Self-Build -   See Custom Build 
 
 

Housing 
provision  

Setting of a heritage 
asset 

The surroundings in which a heritage asset is 
experienced. Its extent is not fixed and may 
change as the asset and its surroundings evolve. 
Elements of a setting may make a positive or 
negative contribution to the significance of an 
asset, may affect the ability to appreciate that 
significance or may be neutral. 
 

Heritage 

Settlement 
Hierarchy  

The hierarchy of different cities, towns and villages 
in an area.  Tring is in the second tier of the 
borough’s settlement hierarchy alongside 
Berkhamsted /Northchurch. 
 
 

Planning policy 

SoS Secretary of State.  Here used to refer to the SoS 
responsible for planning matters.  Currently part of 
the of secretariat for Levelling Up, Housing and 
Communities; formerly part of the Ministry of 
Housing, Communities & Local Government. 
 
 

All 

SHLAA Strategic Housing Land Availability Assessment Housing 
provision 
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Term / Acronym  Meaning  Context  
SHMA Strategic Housing Market Assessment that sets out 

the overall tenure and housing mix requirements 
for an area.  SHMA generally refers to pre standard 
method assessments. 
 

Housing 
provision 

Significance In relation to heritage assets it refers to ‘the value 
of a heritage asset to this and future generations 
because of its heritage interest, which may be 
archaeological, architectural, artistic or historic’. 
In relation to an EIA, the term ‘significance’ is used 
to denote the magnitude of likely environmental 
effects 
 

Heritage  

(the) Site  the area within the Application Boundary (shown 
on Appendix A.1 to the ES and Document 4). 
 

All 

South West 
Hertfordshire 

Dacorum, St Albans, Hertsmere, Three Rivers and 
Watford authorities; collectively engaged in the 
process of developing a Joint Strategic Plan (JSP) 
for planning of future development needs up to 
2050. 
 

Strategic 
Planning  

Sports Hub  A facility combining indoor and outdoor recreation 
provision in a single location. 
 

Recreation  

Sprawl The outward spread of a large built-up area in an 
incoherent, sporadic, dispersed or irregular way. 
 

Green belt 
policy 

Standard Method  The NPPF expects strategic policy-making 
authorities to follow the standard method in this 
guidance for assessing local housing need.  The 
standard method uses a formula to identify the 
minimum number of homes expected to be 
planned for, in a way which addresses projected 
household growth and historic under-supply.  The 
standard method identifies a minimum annual 
housing need figure. It does not produce a housing 
requirement figure. 
 

Housing 
Provision 

Station Road Access The new vehicular access to the Site from the 
south, proposed as part of the Application. 

Transportation  

SuDS Sustainable Urban Drainage System. A natural 
approach to managing drainage in and around 
properties and other developments as an 
alternative to the direct channelling of surface 
water through networks of pipes; instead using 
swales, basins and ponds that forms part of a 
place’s Blue Infrastructure.  See Document 24  
Sustainable Drainage Strategy. 

Drainage and 
sustainability  
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Term / Acronym  Meaning  Context  
Swale 
 

A low-lying or depressed and often wet stretch of 
land made to collect and slowly release water into 
the landscape. 
 

Drainage and 
sustainability 

SWMP Site Waste Management Plan.  A document that 
describes how materials will be managed 
efficiently and disposed of legally during the 
construction of the works, explaining how the re-
use and recycling of materials will be maximised.  
This involves estimating how much of each type of 
waste is likely to be produced and the proportion 
of this that will be re-used or recycled on site, or 
removed from the site for re-use, recycling, 
recovery or disposal. See Document 30 Draft Site 
Waste Management Plan. 
 
 

ES 

TA Transport assessment.  A comprehensive and 
systematic process that sets out transport issues 
relating to a proposed development. It identifies 
measures required to improve accessibility and 
safety for all modes of travel, particularly for 
alternatives to the car such as walking, cycling and 
public transport, and measures that will be needed 
deal with the anticipated transport impacts of the 
development. 
 
 

Transport 

Tilted Balance  A reference to paragraph 11(d) of the Framework  
which states that if the most relevant Local Plan 
policies for determining a planning application are 
out of date (or the Local Plan is silent on a matter), 
the application should be approved unless it is in a 
protected area (as defined by the NPPF) or the 
harms caused by the application significantly 
outweigh its benefits. 
 

Housing 
Provision  

Travel Plan  A long-term management strategy for an 
organisation or site that seeks to deliver 
sustainable transport objectives and is regularly 
reviewed.  See Document 12  Travel Plan.  
 

Sustainable 
travel 

TR03 The DBC  reference given to the allocation of land 
to the east of Tring in the emerging Reg 18 version 
of the Local Plan. 
 

Planning Policy  

TW Thames Water. The statutory water undertaker for 
the Site. 
 

ES 
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Term / Acronym  Meaning  Context  
VOA 
 

Valuation Office Agency. Socioeconomics 
and housing 
provision 
 

VSC Very Special Circumstances.  Inappropriate 
development in the Green Belt will only be allowed 
in ‘very special circumstances’.  In this application 
VSC are defined as distinct from ordinary and 
special circumstances as follows: 
 
Where Ordinary Circumstances are: what a 
development would be required to deliver to 
address the existing adopted Development Plan 
policy, the Framework and other national guidance 
/ Policy on an allocated or brownfield housing site; 
and any other identified harms (i.e. impact on 
ANOB).  Taking account of the team’s experience 
of what Dacorum BC and Herts CC have typically 
secured (or not) on other sites over the last 5 
years. 
 
Where Special Circumstances are: what a 
development would be required to deliver to go 
beyond Ordinary Circumstances to justify 
development of a non Green Belt greenfield site, 
to outweigh a development plan conflict and other 
identified harms.    
 
Where VSC are: measures and deliverables that go 
beyond Special Circumstances and are sufficient, in 
solus of in combination with other VSC to 
outweigh the in principle harm to Green Belt. 
 
See  Document 8 S.106 HoT & Very Special 
Circumstances Statement. 
 

Green Belt 
Policy 

WHO World Health Organisation 
 

WHO 

Wildlife corridor Areas of habitat connecting wildlife populations. BNG and 
sustainability  
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